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VIA U.S. MAIL

Andrew Taylor

Case Developer

United States Environmental Protection Agency
75 Hawthorne Street, SFD-7-5

8th Floor Mail Stop

San Francisco, California 94105

Re: 104(e) Request for Information — San Fernando Valley Area 2 Superfund Site;
Real Property located at 1 W. Alameda Ave., Burbank, CA

Dear Mr. Taylor:

We represent the Prudential Insurance Company of America (“Prudential” or
“Company”). Please accept this letter and attachments as a supplemental response to
Ms. Kathi Moore’s January 23, 2013 letter (the “Request”). :

In the Request, the Environmental Protection Agency (“EPA”) seeks information
regarding Prudential’s ownership of the real property located at 1 W. Alameda Ave.,
Burbank, California (the “Site””) from 1980-1988. The Request sought a supplemental
response if additional information or documents became available after Prudential’s
initial response.

Prudential provided an initial response to the Request by letter dated March 26,
2013 (the “March 2013 Submission”). Prudential subsequently located additional
information and documents regarding the Site. This letter supplements Prudential’s
initial response accordingly.

The supplemental responses to the Request contain your numbered questions in
bold italicized font, followed by Prudential’s response in plain type. Documents
responsive to the numbered questions are included with this response, copies of which are
provided herewith with corresponding numbered tabs. The numbered tabs continue the
sequence begun in the March 2013 Submission.

[Remainder of page intentionally left blank.]
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ATTACHMENT B: INFORMATION REQUEST

Evidence obtained by EPA indicates that The Prudential Insurance Company
of America owned real property at 1 W. Alameda Ave., Burbank, CA from 1980
—1988. State the full legal name, address, telephone number, position(s) held
by, and tenure of the individual(s) answering any of the questions below on
behalf of The Prudential Insurance Company of America (the “Company” or
“Prudential”).

[No change in response. ]

Identify the individuals who are or were responsible for environmental matters
at the Company’s facility located at 1 W. Alameda Ave., Burbank, CA (the
“Facility”). Henceforth, the term “Facility” shall be interpreted to include both
the real property at 1 W. Alameda Ave., Burbank, CA and any improvement
thereto. For each individual responsible for environmental matters, provide
his/her full name, current or last known address, current or last known
telephone number, position titles, and the dates each individual held such
position.

This response replaces the response provided on March 26, 2013.

There are no individuals currently responsible for environmental matters at the
Facility.

Prudential does not have any records identifying any individuals who may have
been responsible for environmental matters at the Facility.

Explain the Company’s present operational status (e.g., active, suspended,
defunct, merged, dissolved, etc.).

[No change in response.]

Provide the date the Company was incorporated, formed, or organized. ldentify
the state in which the Company was incorporated, formed, or organized.

[No change in response. ]

[Remainder of page intentionally left blank.]
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10.

Identify the business structure (e.g., sole proprietorship, general partnership,
limited partnership, joint venture, corporation, etc.) under which the Company
currently exists or operates and identify all former business structures under
which it existed or operated since its inception.

[No change in response.]

For each business structure under which the Company has existed or operated
at the Facility, provide the corresponding dates that it existed or operated under
that business structure, the name(s) it used, and the Facility addresses at which
it operated or was otherwise located.

[This response replaces the response provided on March 26, 2013.]

The Prudential Insurance Company of America owned the Facility from May 1,
1980 until December 21, 1988. Prudential never operated at the Facility.

Provide a copy of the articles of incorporation, partnership agreement, articles
of organization, or any other documentation (together with any amendments)
demonstrating the particular business structure under which the Company has
existed or operated since its inception.

[No change in response.]

If the Company is or was operating under a fictitious business name, identify
the fictitious name and the owner(s) of the fictitious name, and provide a copy
of the Fictitious Business Name Statement filed with the county in which the
Company is or was doing business.

[No change in response.]

Identify and explain any and all sales of the Company’s assets if the sale
represented a sale of substantially all of the Company’s assets.

[No change in response. ]
Identify and explain any investments by the Company in other businesses,
companies, or corporations equating to 5% or more of that other business,

company, or corporation from the formation of the Company to the present.

[No change in response.]
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11.

12.

13.

List the names, titles, telephone number(s), and current or last known addresses
of all individuals who are currently or were officers and/or owners of the
Company during any time that the Company was operating at the Facility,
regardless of the business structure under which the Company is or was
operated. Provide documentation of both the percentage of each individual’s
current or former ownership interest in the Company and the time period(s)
during which he/she held this ownership interest.

[No change in response. ]

Identify the dates the Company, under any of its current or former business
structures, owned the Facility. Provide a copy of the title documentation
evidencing the Company’s ownership of the Facility.

[This response replaces the response provided on March 26, 2013.]

The Prudential Insurance Company of America owned the Facility from May 1,
1980 until December 21, 1988. The document attached hereto as Document No. 4
states that Prudential acquired title to the Facility on May 1, 1980.

Prudential sold the Facility on December 21, 1988. The memorandum attached
hereto as Document No. 5 includes copies of the Agreement of Purchase and Sale
and Escrow Instructions (“PSA”) by which Prudential sold the Facility,
Amendment No. 1 to the PSA, and Amendment No. 2 to the PSA.

For any period of time in which the Company, under any of its current or
Sformer business structures, owned the Facility, provide the name, address, and
phone number of any tenant or lessee. Provide a copy of each lease, rental
agreement, or any other document that establishes the Company’s relationship
to any other operators at the Facility.

[This response replaces the response provided on March 26, 2013.]

Gleason National Corporation and/or its subsidiary Technibilt leased the Facility
from Prudential as of May 1, 1980. See Document No. 6 (See Exhibit B to
Assignment and Assumption of Leases Executed by The Prudential Insurance
Company of America, attached to Document No. 6.) Prudential has been unable
to locate a copy of the lease agreement. Document No. 7 includes the following
addresses for Gleason National Corporation:

1 West Alameda
Burbank, CA
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14.

4605 Lankershim Boulevard Suite 710
North Hollywood, CA 91602

Gleason Steel Corporation (a subsidiary of Gleason Corporation)
262 Prospect Ave.
Milwaukee, WI

Prudential has the following addresses for Technibilt:

733-D Chestnut Street
San Jose, California

14777 E Don Julian Road
City of Industry, CA

Gleason National Corporation and/or its subsidiary Technibilt assigned its lease of
the Facility to Whittar Industries, Ltd. and/or Whittaker Metals Corporation
and/or Whittaker Corporation (hereinafter “Whittaker”) on January 5, 1982. See
Document No. 6. Prudential does not have a copy of the lease assignment.
Document No. 8 discusses this transaction.

Document Nos. 4, 5, 6, 7, 9, 10, and 11 evidence Prudential’s landlord/tenant
relationship with the Gleason National Corporation, Technibilt, and Whittaker
operator(s) of the Facility.

Western Studio Service, Inc. subleased the Facility from Technibilt and/or
Whittaker on February 23, 1988. See Document No. 6. Prudential does not have

a copy of the sublease agreement. Document No. 8 refers to the sublease.

Provide the dates that the Company, under any of its current or former business
structures, operated at the Facility.

[This response replaces the response provided on March 26, 2013.]

Prudential never operated at the Facility.

[Remainder of page intentionally left blank.]
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15.  For any period of time in which the Company, under any of its current or
JSformer business structures, operated at, but did not own, the Facility, provide
the name, address, and phone number of the Facility’s owner. Provide a copy of
each lease, rental agreement, or any other document that establishes the
Company’s relationship to the real property owner during the Company’s
occupancy of the Facility.

[This response replaces the response provided on March 26, 2013.]
Prudential never operated at the Facility.

16. Identify any individual or entity that owned or operated the Facility prior or
subsequent to the Company. For each prior or subsequent owner or operator,

Surther identify:
a. The dates of ownership/operation;
b. The nature of prior or subsequent operations at the Facility;
‘ c. All evidence showing that the prior or subsequent owner or operator

controlled access to the property; and

d. All evidence that a hazardous substance, pollutant, or contaminant was
released or threatened to be released at the Facility during the period of
prior or subsequent ownersliip or operation.

[This response replaces the response provided on March 26, 2013].

Gleason National Corporation

a. Gleason National Corporation owned the Facility until 1980, when
Prudential purchased the Facility. At the time of sale, Gleason National
Corporation leased back the Facility and it operated the Facility until
approximately December 1981. See Document Nos. 5, 8, and 10.

b. Gleason National Corporation engaged in the manufacture of materials
handling equipment, shopping carts and tubular basket carriers. See
Document Nos. 7, 8, and 10.

C. Prudential never operated at the facility. Gleason National Corporation
. maintained daily control over the operations at the Facility.
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The documents evidence that Gleason/Technibilt/Whittaker conducted a
chromium plating operation at the Facility dating back to the mid-1950s,
long before Prudential had any ownership interest in the Facility. At all
times before and during Prudential’s ownership, Gleason/
Technibilt/Whittaker controlled those operations and the Facility. At
some point in time, perhaps in the mid-to-late 1980s, Gleason/
Technibilt/Whittaker accepted responsibility for and remediated soil
contamination.

Technibilt

Technibilt operated at the Facility during Gleason National Corporation’s
ownership of the Facility. After Prudential purchased the Facility,
Technibilt continued to operate the Facility as a subsidiary of Gleason
National Corporation, and then as a subsidiary of Whittaker until 1986 or
1987. See Document Nos. 8, 9, and 10.

Technibilt engaged in the manufacture of materials handling equipment,
shopping carts and tubular basket carriers. See Document Nos. 7, 8, and
10.

Prudential never operated at the facility. Technibilt maintained daily
control over the operations at the Facility.

The documents evidence that Gleason/Technibilt/Whittaker conducted a
chromium plating operation at the Facility dating back to the mid-1950s,
long before Prudential had any ownership interest in the Facility. At all
times before and during Prudential’s ownership, Gleason/
Technibilt/Whittaker controlled those operations and the Facility. At
some point in time, perhaps in the mid-to-late 1980s, Gleason/
Technibilt/Whittaker accepted responsibility for and remediated soil
contamination.

Whittaker

a.

Whittaker purchased Technibilt from Gleason National Corporation in or
around December 1981. See Document No. 8. Whittaker therefore
operated the Facility from approximately December 1981 until 1986 or
1987. See Document Nos. 5, 7, 8, 9 and 10. Whittaker continued to lease
the Facility from Prudential until Prudential sold the Facility on December
21, 1988. See Document Nos. 5, 6, 10, and 11.
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Whittaker, through its subsidiary Technibilt, engaged in the manufacture
of materials handling equipment, shopping carts and tubular basket
carriers. See Document Nos.7, 8, 10, and 11.

Prudential never operated at the facility. Whittaker maintained daily
control over the operations at the Facility.

The documents evidence that Gleason/Technibilt/Whittaker conducted a
chromium plating operation at the Facility dating back to the mid-1950s,
long before Prudential had any ownership interest in the Facility. At all
times before and during Prudential’s ownership, Gleason/
Technibilt/Whittaker controlled those operations and the Facility. At
some point in time, perhaps in the mid-to-late 1980s, Gleason/
Technibilt/Whittaker accepted responsibility for and remediated soil
contamination.

Western Studio Service, Inc.

Western Studio Service, Inc. subleased the Facility from Whittaker/
Technibilt on February 23, 1988. See Document No. 6. Prudential does
not have a copy of the sublease agreement.

Prudential has not located information regarding the nature of Western
Studio Service, Inc.’s operations.

Prudential never operated at the facility. Whittaker/Technibilt and/or
Western Studio Service, Inc. maintained daily control over the operations
at the Facility.

Prudential has not located information regarding hazardous substances
releases at the Facility during Western Studio Service Inc.’s tenancy.

Charles Cusumano

Charles Cusumano purchased the Facility from Prudential on December
21, 1998. See Document No. 5.

Prudential has not located information regarding subsequent operations at
the Facility.



SSL

]
LAW

.RM
L P

Andrew Taylor
U.S. Environmental Protection Agency
October 28, 2013

Page 9

17.

Prudential has no information and no documents regarding subsequent
access to the Facility.

Prudential has not located information regarding hazardous substances
releases at the Facility during Cusumano’s ownership.

Provide a complete list of employees who had knowledge of the use of
hazardous substances and disposal of wastes at the Facility during any or all of
the period of time that the Company operated at or was otherwise associated
with the Facility. For each employee listed, provide the following information:

a.

b.

The employee’s full name;

The employee’s current or last known address and telephone number,
including the last known date on which you believe each address and
telephone number was current;

The dates that the employee worked at the Facility;

The position(s) the employee held under any of the Company’s business
structures; and

The employee’s job title(s) and the corresponding dates during wihich
the Company believes that the employee would have had knowledge of
the use and disposal of wastes.

[This response replaces the response provided on March 26, 2013.]

Upon information and belief, the following people may have relevant knowledge:

Welborn

Name Last Known Last Known Position(s) Dates
Address Telephone Held
Paula Kinnison |2049 Century Park |213-284-2690 |Investment
East, Suite 2550, manager
Los Angeles, CA
90067
John C. 4 Prudential Plaza, |201-877-7044 | Vice President
Hoffman Newark, NJ 07101
J. Michael Vice President
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18.

East, Suite 3700,
Los Angeles, CA
90067

Name Last Known Last Known Position(s) Dates
Address Telephone Held
Chuck Lightner
Ellen Blazoski
Sue Colross
George Peterson
Elly K. Wei Director
Corby Gage Associate
Investment
Manager
Paul Rubacha Director
Sandy Lin
Ana Perez 2049 Century Park
East, Suite 2550,
Los Angeles, CA
90067
Patricia Spathes
Nick Wuench
Robert Rice 2029 Century Park

The information in the table above comes from Document Nos. 5,7, and 10.

Describe the size of the Facility, the approximate number of people employed by
the Company at the Facility, and the product(s) manufactured or services
performed by the Company at the Facility. Describe any significant change in
Facility size, the number of employees, or the products manufactured over time.

[This response replaces the response provided on March 26, 2013]

During the time frame and according to the documents, the Facility is
approximately 175,550 square feet (4.03 acres) with a 120,000 square feet
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19.

20.

rectangular tilt-up concrete industrial building. See Document Nos. 7 and 10.
Prudential does not and has not employed anyone at the Facility. Prudential does
not and has not manufactured anything or performed any services at the Facility.

If any substance containing chromium as a component (“chromium-related
substances”) was utilized in any of the Company’s operations at the Facility,
provide a complete description of those operations. Indicate the approximate
volume of chromium or chromium-related substances used per month at the
Facility, the dates chromium or chromium-related substances were used, and
the storage and disposal practices in effect during the Company’s operations at
the Facility for materials containing chromium. Include documentation
evidencing the Company’s use of chromium or chromium-related substances.

[This response replaces the response provided on March 26, 2013.]
Prudential never operated at the Facility.

Provide a scaled map of the Facility that includes the locations of significant
buildings and features. Indicate the locations of any maintenance shops,
machine shops, degreasers, liquid waste tanks, chemical storage tanks, and fuel
tanks. Provide a physical description of the Facility and identify the following:

a. Surface structures (e.g., buildings, tanks, containment and/or storage
areas, etc.);

b. Subsurface structures (e.g., underground tanks, sumps, pits, clarifiers,
etc.);

c Groundwater and dry wells, including drilling logs, date(s) of
construction or completion, details of construction, uses of the well(s),
date(s) the well(s) was/were abandoned, depth to groundwater, depth of
well(s) and depth to and of screened interval(s);

d. Past and present stormwater drainage system and sanitary sewer system,
including septic tank(s) and subsurface disposal field(s);

e Any and all additions, demolitions or changes of any kind to physical
structures on, under or about the Facility or to the property itself (e.g.,
excavation work), and state the date(s) on which such changes occurred;
and
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21

22,

23.

JA The location of all waste storage or waste accumulation areas as well as
waste disposal areas, including but not limited to dumps, leach fields,
and burn pits.

[This response replaces the response provided on March 26, 2013.]

Prudential has no scaled map of the Facility. Prudential has no right to enter or
use the Facility to create a scaled map.

Prudential has diagrams and photographs, which are included in Documents 4, 7,
and 11 that show the locations of buildings and features.

Provide copies of hazardous material business plans and chemical inventory
forms (originals and updates) submitted to city, county, and state agencies for
the Facility.

[No change in response.]

Provide a list of all chemicals and hazardous substances used at the Facility,
identifying the chemical composition and quantities used. Provide copies of
Material Safety Data Sheets for all hazardous substances used.

Prudential has no documents detailing chemicals or hazardous substances used at
the Facility. Prudential has no Material Safety Data Sheets for any hazardous
substances used at the Facility. Historical records provided herewith regarding
the type of manufacturing conducted at the Facility indicate that chrome may have
been used. For example, Document Nos. 7, 10, and 11 refer to and/or depict
“chromium plating” at the Facility.

Upon information and belief, asbestos containing building materials may have
been present in the Facility. See Document Nos. 4, 5,6, 9, 10, and 11.

Identify and provide the information below for all substances containing
chromium, including but not limited to chromate compounds, whicl are or
were used at, or transported to, the Facility:

a. The trade or brand name, chemical composition, and quantity used for
each chemical or hazardous substance and the Material Safety Data
Sheet for each product;

b. The location(s) where each chemical or hazardous substance is or was
used, stored, and disposed of;
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24.

C. The kinds of wastes (e.g., scrap metal, construction debris, motor oil,
solvents, waste water), the quantities of wastes, and the methods of
disposal for each chemical, waste, or hazardous substance;

d. The quantity purchased (in gallons), the time period during which it was
used, and the identity of all persons who used it; and

e The supplier(s), and provide copies of all contracts, service orders,
shipping manifests, invoices, receipts, canceled checks, or any other
documents pertaining to the supply of chemicals or hazardous
substances.

Prudential has no specific information regarding any substances containing
chromium, which are or were used at, or transported to, the Facility. Document
Nos. 7, 10, and 11 refer to and/or depict “chromium plating” at the Facility.

Provide copies of all environmental data or technical or analytical information
regarding soil, water, and air conditions at or adjacent to the Facility,
including, but not limited to, environmental data or technical or analytical
information related to soil contamination, soil sampling, soil gas sampling,
geology, water (ground and surface), hydrogeology, groundwater sampling, and
air quality.

Prudential has not located any environmental data or technical or analytical
information regarding environmental data or technical or analytical information
regarding soil, water, and air conditions at or adjacent to the Facility. Document
Nos. 5, 6, 10, and 11 contain general information regarding contamination, waste,
and/or remediation.

[Remainder of page intentionally left blank.]
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25.

26.

27.

Identify, and provide the following information for, all groundwater wells that
are located at the Facility:

a. A map with the specific locations of the Facility groundwater wells;
b. Date the Facility groundwater wells were last sampled;
c List of all constituents that were analyzed during groundwater sampling

events; and

d. All groundwater sampling results, reports of findings, and analytical
data.

[No change in response.]

Identify, and provide all groundwater data upgradient, downgradient, and on
the Facility that you possess or have access to, including, but not limited to:

a. A map with the specific locations of the groundwater wells;
b. Date the groundwater wells were last sampled;
c List of all constituents that were analyzed during groundwater sampling

events; and

d. All groundwater sampling results, reports of findings, and analytical
data

[No change in response. ]

Identify all insurance policies held by the Company from the time it commenced
ownership of or operations at the Facility until the present. Provide the name
and address of each insurer, the policy number, the amount of coverage and
policy limits, the type of policy, and the expiration date of each policy. Include
all comprehensive general liability policies and “first party” property insurance
policies and all environmental impairment insurance. Provide a complete copy
of each policy.

Prudential has not located any insurance policy that provides coverage for the
Site.
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28.

29.

30.

31.

32.

33.

Provide copies of any applications for permits or permits received for the
Facility under any local, state, or federal environmental laws and regulations,
including any waste discharge permits, such as national pollutant discharge
elimination system permits.

Prudential has no information regarding any applications for permits or permits
received for the Facility.

If the Company discharged any of its waste stream to the sewer at the Facility,
provide copies of all permits and all analyses performed on discharged water,
and identify all locations where waste streams were discharged.

[No change in response. ]

For each waste stream generated at the Facility, describe the procedures for (a)
collection, (b) storage, (c) treatment, (d) transport, and (e) disposal of the waste
stream.

[No change in response.]

Please provide a detailed description of all pre-treatment procedures performed
by the Company on its waste streams at the Facility prior to transport to a
disposal site.

[No change in response.]

Please describe the method used by the Company to remove waste streams from
sumps at the Facility.

[No change in response. ]
Please identify all wastes that were stored at the Facility prior to shipment for
disposal. Describe the storage procedures for each waste that was stored prior to

disposal.

[No change in response.]

[Remainder of page intentionally left blank.]
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34.

35.

36.

Please identify all leaks, spills, or other releases into the environment of any
hazardous substances or pollutants or contaminants that have occurred at or
from the Facility. In addition, identify and provide supporting documentation

of:

a. The date each release occurred;
b. The cause of each release;
C. The amount of each hazardous substance, waste, or pollutant or

contaminant released during each release;

d. Where each release occurred and what areas were impacted by the
release; and

e Any and all activities undertaken in response to each release, including
the notification of any local, state, or federal government agencies about
the release.

Prudential has no information regarding particular leaks, spills, or other releases
into the environment of any hazardous substances or pollutants or contaminants
that have occurred at or from the Facility. Document Nos. 5, 6, 10, and 11 refer
to the presence of contamination, waste, and/or remediation at the Facility.

Provide copies of any correspondence between the Company and local, state, or
federal authorities concerning the use, handling, or disposal of hazardous
substances at the Facility, including but not limited to any correspondence
concerning any of the releases identified in response to the previous question.
[No change in response.]

Provide all information that the Company may possess or have access to that
indicates that chromium and hexavalent chromium-containing substances used
at the facility have not reached groundwater.

[This response replaces the response provided on March 26, 2013.]
Technibilt/Whittaker cleaned up and/or remediated the site. See Document Nos.
S and 10.

[Remainder of page intentionally left blank.]
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can it be exercised - (date) and what is the option price:

—
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Speciglizing Exclusively in ihe valugtion of Feal Property

Waestern Regional Office
2049 CENTURY PARK EAST
SUITE 640
LOS ANGELES, CALIFORNIA 90087
213-277-2609

August 6, 1987

Mr. Norman J. Cardinali, MAI

Vice President Portfolio Management
The Prudential Realty Group

Real Estate Investment Department
Prudential Plaza

Newark, New Jersey 07101

Dear Mr. Cardinali:

Pursuant to your request, we have prepared an updated
appraisal report pertaining to the property located at One
West Alameda Avenue and 812 Flower Street in the City of
Burbank, Los Angeles County, California.

The property appraised consists of a 2 detached
one-story on slab industrial buildings. Combined area of
the two buildings is 137,300 square feet, with 120,000
square feet in the structure fronting on One West Alameda
Avenue and 17,300 square feet in the one fronting on 812
Flower Street. The parcel, improved with both structures
contains 4.71 acres, or 205,168 square feet.,

The purpose of the appraisal is to estimate the Market
Value of the Leased Fee Estate. The property was inspected
as of July 31, 1987.

The Appraisers have made a thorough inspection of the
property and the immediate area and have carefully analyzed
the data pertaining thereto in the following report. The
Appraisers therefore conclude that the Market Value of the
Leased Fee Estate of the subject property -upon full removal
of any and all hazardous materials as of September 30, 1987,
is: $6,350,000. .

SIX MILLION THREE HUNDRED FIFTY THOUSAND DOLLARS

u&uhhhhu&&nhhauhahunuuunuhhbns-nnbhhhhkumhhhhu&u

Respectfully submitted,

?&gﬁm AND ASSOCIATES, INC.

Paul P. Ostwald, MAI Sandra L. Berg
Principal Appraiser
PPO/ag

MAIN OFFICE < 1000 WOODBURY ROAD, WOODBURY, NEW YORK 11787 o (516) 384-8080
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CERTIFICATE OF THE APPRAISERS

I, Sandra L. Berg, certify:

That I have personally inspected the subject property
and have considered all of the pertinent facts affecting the

value thereof.

That all market data pertaining to the Final Value
Estimate has been accumulated from various sources and where
possible, personally ezamined and verified as to details,
motivation, and validity.

I, Paul P. Ostwald, certify:

That I have not personally inspected the property;
however, I have personally reviewed the analyses,
seanclusions and. opipipps.concerning real estate contained in
this appraisal report and’ fully concur with the Final Value
Estimate herein expressed. .

We, Paul P. Ostwald, and Sandra L. Berg, certify:

That we have no present or contemplated future interest
in the property appraised and neither is there any personal
interest or bias with respect to the subject matter or to
the principals involved.

That this report has been made in conformity with and
subject to the requirements of the Code of Ethics and
Standards of Professional Conduct of the American Institnte
of Real Estate Appralisers of the National Association of
Realtors.

That neither our employment nor compensation for making
this report are in any way contingent upon the value
reported herein.

N

Prolessconal Real Estate App and Ci




-\ Joseph J. Blake and Associates, Inc.

CERTIFICATE OF THE APPRAISERS

That to the best of our knowledge and belief, the
statements of fact contained in this report, upon which the
analyses, opinions and conclusions are based, are true and
correct, and subject to the limiting conditions herein set
forth.

That our valuation is predicated upon full removal of
any and all hazardous materials which may be present on the
subject site.

That this appraisal sets forth all limiting conditions
(imposed by the terms of our assignment or by the
undersigned) affecting the analyses, opinions and
conclusions expressed herein. - B

That our opinion of the Market Value of the Leased Fee
Estate as of the 30th day of September, 1987, is $6,350,000.

- +~'SIX MILLION "PHREE -BUNDRED FIFTY THOUSAND DOLLARS

unnhnhkunhh-umnuuhn-uuun=u&nnnuuuunwuunhmhuun-uuh

JOSEPH J. BLAKE & ASSOCIATES, INC.

RN

Paul P. QOstwald, MAIL
Principal

EAP e - - -

Sandra L. Berg
Appraiser -

The American Institute of Real Estate Appraisers conducts a
voluntary program of continuing education for its designated
members. MAI's and RM's are awarded periodic educational
certification. I, Paul P. Ostwald, do hereby state that T
am certified under this program through September 15, 1986.

L

~
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PHOTOGRAPHS OF SUBJECT PROPERTY
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Owner:

Address of Property:

Property Rights Appraised:
Type of Property:
Building Area:

One West Alameda Ave:

812 Flower Street

Total
Land Area:

One West Alameda Ave:
812 Flower Street
Total

Zoning:

Date of Inspections:

Date of Value:

Estimated Market Value
of the Leased Fee Estate:

SUMMARY OF SALIENT FACTS AND CONCLUSIONS

Joseph J. Blake and Associates, Inc.

L

The Prudential Insurance
Company of America

One West Alameda Avenue and 812
Flower Street, Burbank,
California

Leased Fee Estate

Two detached
buildings

industrial

126,000 sF
17,300 spr

R e 5 B & b B Ky B b

137,300 SFr

175,546 .8 SF or 4.03%+ acres
29,620.8 SF or 0.68% acres

LR Y T TV Wreyy 5 L Bt e R 1S e Bee B B R

553,168¢ SF or 4.71% acres
M-2 Industrial
July 31, 1987

September 30, 1987

$6,350,000

Professional Real Estate Appe and Cq




STATEMENT OF BASIC ASSUMPTIONS AND LIMITING CONDITIONS

The Appraisers assume:

1. That the title to the subject property is marketable and
that the property is free and clear of all liens and
encumbr ances, except for mortgages in good standing.

2. That the legal description and survey as supplied to the
Appraisers are accurate and correct showing the proper
placement of the improvements. The Appraisers are not
responsible for encroachments unless shown on the survey
and depicted in the report. If a survey has not been
supplied, it will be so stated in the report.

3. That dimensions and/or areas of parcel furnished by the
client are correct.

4. That no 1liability is assumed for matters legal in
nature.

5. That ownership and management are in competent and
responsible hands.

6. That'-any.and-all hazardous materials..which” may* be
present-on- the" subject':site havelbeen:fully removed such
that no adverse affect on value would be indicated in a

current market transaction.

The foilowing Limiting Conditions are submitted with this
report:

1. The estimate of Market Value applies only to the date
specified in the report. Market value of real estate is
affected by many related and unrelated economic
conditions, local and national, which might necessarily
affect the future market value of the subject property.
We, therefore, assume no liability for an unforeseen
precipitous change in the economy.

2. The value of the land and the value of the improvements
are the values in relation to each other and should not
be used separately. To so use the values separately,
invalidates the report.

Joseph J. Blake and Associates, Inc.

\
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STATEMENT OF BASIC ASSUMPTIONS AND LIMITING CONDITIONS

3. The appraisal was prepared for the purpose so stated and
should not be used for any other purpose by anyone.

4. Fair Market Value, as expressed in this report, is in
terms of the current purchasing power of the American

dollar.

5. No responsibility is assumed for information supplied by
others and believed to be reliable and correct.

6. The Appraisers have not received an engineering survey
or commissioned one to be prepared. Therefore, the
opinion as to dralnage and subsoil c¢onditions is from
observation only and is assumed to be adequate.

7. The signatories herein shall not be required to give
testimony or attend court or be at any governmental
hearing with reference to the said property unless prior
arrangement have been made with the client. :

8. The contract for this appraisal is fulfilled by the
signers hereto upon the delivery of this appraisal duly
executed.

9. The source of any data used in the report is considered
confidential and will not be revealed.

10. The Appraisers have no present or contemplated future
interest in the property.

11. Neither all nor any part of the contents of this report

- shall--be:.conveyed to the public through advertising,
piblic relations, ‘news, sales or othet media without the -
written consent and approval of the author, particularly
as to valuation conclusions, the identity of the
Appraisers or the firm with which they are connected, or
any reference to the American Institute of Real Estate
Appraisers or to the MAI designation.

\ Joseph J. Blake and Associates, Inc. /
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IDENTIFICATION OF THE SUBJECT PROPERTY

The subject property being appraised consists of two
detached, one-story industrial buildings located at the

" northwest corner of Alameda Avenue and Flower Street in the

City of Burbank, Los Angeles County., California. The
address of the property is One West Alameda Avenue and 812
Flower Street. The property is identified by the Los
Angeles County Assessor's Office as being two. separate
parcels. The Parcel Number for One West Alameda Avenue is
2453-042-09 and the Parcel Number for 812 Flower Street is
2453-042-10. The parcels are continuous. The structure
contains a combined building area of 137,300 square feet and
are situated on a parcel of land containing 4.71 acres. The
subject property is occupied by the Technibilt Corporation.
Technibuilt, however, has vacated the building and has
reportedly found a new tenant to occupy the space on a
sublease for the remainder of its lease term.: .

PURPOSE OF THE APPRAISAL

The purpose of the appraisal is to estimate the Market
value of the Leased Fee Estate of the subject property as of
the date of value.

DATE OF INSPECTION

The subject property was inspected as of July 31, 1987.

DATE OF VALUE

The analyses, opinions and conclusions set forth apply o
only to the date of value. The property is appraised as of
September 30, 1987. Our analyses as of this date assume
that any and all hazardous materials which may be present on
the site have been fully removed.

NI

-
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PROPERTY RIGHTS APPRAISED

The subject property is appraised on the basis of a
Leased Fee Estate. Leased Fee is defined as property held
in fee with the right of use and occupancy conveyed by lease
to others. A property consisting of the right to receive
rentals over a periocd of time, plus the right of ultimate
repossession at the termination of the lease.*

* Source: Real Estate Appraisal Terminology, American
Institute of Real Estate Appraisers and the
Society of Real Estate Appraiser, 1981, Page 149.

\ Joseph J. Blake and Assaqciates, Inc.

Professional Resi Estate App s and C s
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CANERSHIP AND OCCUPANCY

Title to the subject property is held in the name of the
Prudential Insurance Company of America. The deed was
recorded in the Los Angeles County Recorder's Qffice on May
1, 1980. The purchase price of the property was $5,000,000.
The subject was purchased from Technibuilt Corporation.
This transaction was a sale—-leaseback.

The subject property was leased to the Gleason
Corporation, DBA Technibilt Corporation. The lease is for a
term of 15 years commencing on May 1, 1980, and expiring on
april 30, 1995. In addition there is a 5-year option
renewal period. The rental for years 1 through 5 was
$41,667 per month. For years 6 through 10, the base rent of
$41,667/month was adjusted by the Consumer Price Index (for
Unlted States city average, all ltems).. This took place May
1, 1985 such that the current rent is $55,944/month. For

years 11 through 15, the rent will be adjusted in the same =

manner, provided that the rent shall not exceed $108,073 per
month. The rent for the extended term shall be the current
market rent as reasonably determined by the lessor. The
rent is on a triple net basis; therefore, the tenant pays
all the expenses such as maintenance, insurance, real estate
taxes and utilities.

Upon inspection, the Appraisers were made aware of th
fact that Gleason/Technibilt Corporation has vacated the
subject building and has been looking for a sub-lease
tenant. The property has remained vacant for approximately

" one year. Discussions with the listing agent have indicated

that a sub~lease tenant has been found and that sub-lease
agreement is currently "out for signature.” Occupancy by
the sub-lease tenant is expected shortly for a term equaling
the remainder of the Techn1bu11t/Prudent1al lease (April 30,
1995). :

Protessional Reol Eslate Appraisers and Consultants
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APPRAISAL PROBLEM AND VALUATION PROCESS

The purpose of this appraisal is to estimate the Market
value of the Leased Fee Estate. The Appraisers have
previously prepared a fully documented estimate for the
Market Value of the subject property on the basis of a Fee
Simple Estate; the report was dated September 29, 1980.
This updated appraisal will make reference to the previously
prepared report.

The property is encumbered with a long term lease which
took its first rental step-up in 1985. The existence of
this lease has a definite influence on the valuation of the
subject. Therefore, for the purpose of this updated
appraisal report, the Appraisers will estimate the Market
value of the Leased Fee Estate as of the date of value.

' The value of the Leased Fee Estate may be approached as-

the difference between the value of the Leasehold Estate and

" the fee simple value of the subject property. A Fee Simple

Estate may be defined as the largest possible estate in real
property, the owner of- which has absolute use and the right
to dispose of it as he pleases. Leasehold Estate is defined
as the tenant's or lessee's interest. A positive leasehold
value exists when contractual rent at the time of the
appraisal is less than the current market rent. The value
of the leasehold interest is the present (discounted) worth
of the rent savings. Any value that may be ascribed to the
Leasehold Estate is applicable for the remaining term of the
lease only. The net benefit from occupancy rights at the
less—than-market rentals is a finite income stream that
expires when the lease terminates.

" "The first step in the appraisal process is to estimate
the Market Value of the subject property on the basis of a
Fee Simple Estate, as of the date of value.

The Appraisers will employ two traditional approaches
in the process of estimating the Market Value of the subject
on a fee simple basis. They are the Income Approach and the
Market Data Approach.

\

Joseph J. Blake and Associates, Inc.
Ci
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APPRAISAL PRCBLEM AND VALUATION PROCESS

In the Income Approach, the Appraisers will ascertain
through market analysis the property's capability of
producing income and analyze fixed and operating expenses to
derive a net income. This net income will then be
capitalized into a value estimate. ’

In the second approach, the Direct Sales Comparison
Approach or Market Data Approach, the Appraisers will make a
diligent search of the local market attempting to uncover
recent sales of comparably improved properties. Upon
gathering of such market information, an analysis of
necessary adjustment will be made so as to relate the
subject's unique physical characteristics to those of the

~ submitted sales. A correlation of the derived information
"will direct the Appraisers to final estimate of value via

this approach.

. _The two approaches will then be correlated into a val ue
conclusion of the Pee Simple Estate. :

The next step is to value the Leased Fee Estate. This
valuation considers the lessor's right to rent the property,
receive rental payments, and usually repossess the property
at the end of the lease. This method is based upon the
present worth of the rental income stream provided by the
lease, as well as the reversionary value of the property at

the expiration of the lease.

Finally, the Appraisers will conclude to a value of the
Leased Fee Estate.

_\ Joseph J. Biake and Associates, Inc. /
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INDICATED VALUE BY THE INCOME APPROACH

value, when pursued by income analysis, is based upon
capitalization of net income. The Income Approach, which is
a discounting process, begins with a gross income estimate
followed by an estimate for vacancies which is deducted from
the property's income potential. Investment purchasers are
primarily interested in the monetary benefits of ownership
and it is the net income which is the measure of present

worth or capitalized value.

gince the subject property is of the type that is
generally purchased for the monetary benefits of net income,
the Income Approach to value is found to be applicable. The
Direct Capitalization Method has been selected as it has its
basis in and is a reflection of actions typical for
investors in the marketplace. This is the simplest method,
capitalization at the overall rate. The Appraisers examine
the market and research and analyze sale prices of
comparable properties. The indicated net incomes of the
comparable sales are utilized to develop a range of overall
rates. The following is the applicable formula for
developing the overall rate from each sale:

Net.lpcome _ _
Sales Price = Overall Price

The Direct Capitalization Method of discounting the
present worth of future benefit does not impose a
requirement for separate valuation of the land. Benefits of
ownership are in terms of an overall rate without
differentiating between land and improvements. Net income
resulting from the entity land and building is processed by
a single rate appropriate to the investment. - :

\\ Joseph J. Blake and Associates, Inc.

o
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INDICATED VALUE BY THE INCOME APPROACH

Determination of Net Income

b B ad 05 b6 B £ B 0 Bl 4 00 0 e e o B o B B b2 D 0 a3 BB

Economic rent is defined as the reasonable rental
expectancy if the property were available for renting at the
time of its estimation, the rental warranted to be paid in
the open real estate market based upon current rentals being
paid for comparable space, as distinguished from contract
rent under an existing lease. Contract rent is payment for
the use of property designated in a lease. Actual or
contract rent may differ from economic rent.

In determination of the economic rent of the subject
property, the Appraisers have analyzed the rental data of
comparable buildings and interviewed local industrial

renting agents.

The following is the rental data of comparable‘

properties that will be utilized by the Appraisers in
determining the net economic.rental for:the subject.

\ Joseph J. Bliake and Associates, Inc. r
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Comparable Rental No. 1
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Location:

Description:

Rental:

" Remarks:

\ Joseph J. Blake and Associates, Inc.

INDICATED VALUE BY THE INCOME APPROACH

One West Alameda Avenue and 812
Flower Street, Burbank, California

See "Identification of the Subject
Property™

$.41/SF/Month, triple net, 5 years
began

This is the subject property.
Rental rates were adjusted May 1,
1985 as a result of the lease's
first step up provision. The CPI
adjustment brought the rental rate
current with the market at that
time.

The recent purchase of Technibilt
Corporation by the Whitaker
Corporation has prompted the
streamlining of operations such that
the subject property is now surplus
property. The tenant vacated the
property approximately one year ago
and began seeking a sublease tenant
at that time. The asking rate is
$.38/SF/Month on a triple net basis,
with no particular term required.
In June, 1987, the listing agreement
changed to an asking rate of
$.32/SF/Month on a gross basis.
This listing agent indicated that a
lease is currently out for signature
to a sublessee at a rate very close
to the most recent list price.

2 G
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Comparable Rental No. 2
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Location:

Description:

Rental:

Remarks:

\ Joseph J. Blake and Associates, Inc.
and Consul

INDICATED VALUE BY THE INCOME APPROACH

521 Rodier Street
Glendale, California

This industrial building contains a
leasable area of 91,880 square feet.
The property has both dock~high
facilities and overhead doors.
Clear ceiling height is 18 feet.
Included office space totals 8,967
square feet. Parking availability
is good. The building is thirty
years old and in average condition.

Asking $.44/SF/Month,* triple net.
Available as a sublease for the

remainder of the master lease term
with the sublessor, Chastain

(through 1989).

Located one mile east of the
subject. Overall comparability to
the subject is considered good.
Slight negative adjustments are
necessary to account for 1listing
status as well as the subject's
larger size. Though the comparable
has direct freeway ({(Interstate 35)
frontage, no adjustment is
considered necessary as the subject
has visibility from the £freeway,
superior access and location at the
intersection of two major
thoroughfares.

A lease is reportedly “out for
signature” at $.42/SF/Month for
months 1 through 20, $.44/SF/Month
for months 21 through 40, and
$.46/SF/'Month for months 41 through
60. Additionally, there are two (2)
five-year options at the negotiated
market rent.

Professanal Real Estate Aop

13
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INDICATED VALUE BY THE INCOME APPROACH

Comparable Rental No. 3
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Location: 1747 Plower Street
Glendale, California

Description: Industrial building of concrete
tilt-up construction having a
leasable area of 36,311 square feet.
There is 6,200 square feet of office
space, 14 foot high ceilings, and
three overhead doors. Parking is
limited -~ there are 25 spaces. The
improvements are 31 years old and in
average/good condition.

Rental: Asking $.36/SF/Month,* triple net
Term and CPI increases are
negotiable.

Remarks: Property is 1located 1/2 nmile

southwest of the subject. Subject

is considered superior as access and
location are more suited to a larger
tenant. Downward size and listing

adjustments are necessary.

* This property changed listing agents
six weeks ago. The alternative
marketing and decreased rate have
repor tedly produced several offers.
It was previously listed with a
different real estate firm for
$.47/SF/Month, triple net. The
discrepency in price cannot be
accounted for. The current asking
rate appears below what is
considered the market rate for the

areae.

\ Joseph J. Blake and Associates, Inc. /J
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INDICATED VALUE BY THE INCOME APPROACH

Comparable Rental No. 4

DR deblaMabRibhhonis e

Location:

Description:

Rental:

Remarks:

‘improved with office space. Clear

G

5453 San Fernando Road
Glendale, California

Built ten years ago, there are a
total of 41,900 square feet in this
concrete industrial building. It
has both dock-high and overhead
doors. Approximately 7.6% or 3,200
square feet of  the structure is

ceiling height is 21 feet.
Improvements are in average
condition.

Asking $.49/SF/Month, triple net. A
leasable term of 5~10 years is
sought with rental increases each 30
months.

Located south east of the subject,
approximately two miles. Though the
subject 1location 1is considered
superior, a downward allowance must
be made for size, age, and listing
status.

Joseph J. Blake and Associates, Inc. : /
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INDICATED VALUE BY THE INCOME APPROACH

Conclusion of Net Income

s 20 e 53 05 i 0 0 60 60 T B e e B D s o B B

The Appraisers have carefully analyzed the comparable
rentals in conjunction with the presented rentals and
listing data. All of the rentals are recent situated in
similar type industrial buildings. A summary of the
findings is as follows:

Rental No. Price/SF Date
uhhnnhhhhhhbuhuhhhhnhnhhhh..l-u.h-ubuuul-'uh.nhr.mul—uunhuuhhluu-:.uun.'-h.r.
1 $§.41 NNN May 1985 (step—up)
$.32 Gross Current (sub-lease)
2 $.44 NNN - Current
$.42 NNN "Out for Signature®
3 §.36 NNN Current
4 $.49 NNN Current

o D e B e B 0 055 63 i i D 0 B 0 B 50 B b B B B e 0 B e e s B i B e B s B B e B e B B B L e b U B B B B o e B e o B B

The above lease information represents current activity
in the Burbank/Glendale industrial market. In the case of
the subject (Comparable Rental No. 1), it is apparent that
some discrepancy as to market rent is at hand and that
additional research and analysis is necessary for the
Appraisers to determine the economic rent applicable to the
subject property.

As a first step in our analysis, the Appraisers have

“"considered the position of Technibilt/Whitaker Corporation.

In the previous year, Technibilt was purchased by the
Whitaker Corporation. In an effort to streamline
operations, Technibilt was asked by Whitaker to vacate the
subject and consolidate in a different location. The
subject, hence, became excess property which Whitaker then
attempted to find a sublease tenant to occupy. Though
interest was shown in the property, no offers were
apparently suitable to the sublessor. After a year-long
endeavor, the Whitaker Corporation has apparently decided to
cut its losses by reportedly accepting the offer made by a
company at a rate and terms significantly below those of the
current market. In the meanwhile, the lease payments to the
client have continued to be received.

Joseph J. Blake and Associates, Inc.

-

Professional Real Eslale Appraisers and Consultants
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INDICATED VALUE BY THE INCOME APPROACH

Conclusion of Net Income - Cont'd
B B 0t 3n D Bha e 4t B B e B G B 0 00 B 0 e K B i Bl e B Kis e D e s B Bu

The low rate which is reported to be offered the
sandwich lessor (Whitaker)} may also be a result of the
possible existence of hazardous waste on the subject site
which would require removal. In determining economic rent,
however, we have not considered this a factor, as we have
assumed that any and all such materials have been fully
removed. Roof maintenance and painting have also been a
consideration.

An additional possibility for the low reported lease
rate involves tenancy. Since the sublease was "out of
signature” to an undisclosed tenant, it may be that a
Whitaker subsidiary is the benefactor of a below market
rate. A similar circumstance might occur if the subleassee
were a potentially interested purchaser.

As a further step in determining economic rent for the
subject building, we have spoken with brokers, managers and
other real estate personnel knowledgeable of the 1local
market. In each case, a much higher market rent was
suggested. The 1locational desirability  of a
Burbank/Glendale address was cited as a key factor. The
rates suggested by Comparable No. 2 are considered good
indicators. Most suggested a rate of between $.40 and $§.42,
triple net as being likely in the current market. The
Appraisers are of the opinion that this range is reasonable
indicative of that applicable to the subject property. For
the purpose of this appraisal, the Appraisers will utilize a
rate at the low end of this range, or $.40 per square foot
on a triple net basis. This equates to $54,920 monthly, or
$659,040 annually.

Therefore:
137,300 sgquare feet X $.40/SF = §$ 54,920
X 12 Months
[ Y OY YIRSy Y. ¥'
Annual Economic Rent $659,040
-\ Joseph J. Blake and Associates, Inc.
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INDICATED VALUE BY THE INCOME APPROACH

Vacancy and Collection Loss
B2 s £ £t do e 82 (0 60 024 B9 Bl B vt B Do 4 bt a bo B a2 B s

The Appraisers have carefully analyzed the occupancy
level of industrial buildings in the subject property
neighborhood and comparable competing industrial areas of
Los Angeles County. The City of Burbank generally reflects
a very low vacancy factor. The apparent occupancy levels,
however, do not reflect a collection loss factor. Bowever,
the fact that the tenant has vacated and has sought a
sublease tenant for less than the contract rate suggests the
potential of collection loss. This potential remains though
Technibilt continues to pay their contract rent.
Additionally, some local brokers would indicate the market
as being susceptibly soft. Therefore, the Appraisers feel
justified in utilizing a 5% vacancy and collection loss
factor. Ip'this instance, the annual charge is $32,952.

Explanation of Expenses . Ce e e
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When analyzing an income producing property such as the
subject, there exists certain expenses that will be incurred
by the owner. Although the estimated economic rent derived
from the market data is considered to be on a net basis, it
does not consider such expenses as Management and Reserves
for Replacement.

Mapagement

_T7 The typical management fee on an industrial building
similar too the subject is generally considered to be 3% of
the effective gqross income. Therefore, in this instance
the Appraisers feel an annual management charge of $18,783

should be allocated.

\ Joseph J. Blake a-nd Associates, Inc.

e
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Explanation of Expenses - Cont'd
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INDICATED VALUE BY THE INCOME APPROACH

Beserves.for.Beplacenent

Property owners typically do not set aside funds each
year for the ultimate replacement of such short-lived items
as the roof and air-conditioning unit. However, since these
items have a shorter economic life than the structure, a
reserve account must be considered. In this instance, the
Appraisers anticipate that the annual allowance of $.04 per
square foot or $5,500 should cover all replacements.

Net Operating Income

b B B Bl 150 B 00 53 in o B3 5 4 B2 00 B3 K B

The net operating income of the subject property is that
amount of annual income remaining after paying all expenses
incurred in the operation of the subject. This net income
affords the owner capital with which to satisfy the debt
service and provide a return on his equity. In this
instance, it has been estimated to be $601,805

Total Estimated Stabilized Income $ 659,040
Vacancy and -Collection Loss nuedauddde
Ef fective Gross Incoume ) $ 626,088

Less Expenses: . .. ... .

Managemeht $ 18,783 °
Reserves for Replacement f..deadll.
Total Estimated Expenses SandfudBid.
Net Operating Income $:601,805.
\ Joseph J. Blake and Associates, inc.

Professional Real Estate Apprasers and Consultamta
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INDICATED VALUE BY THE INCOME APPROACH

Justification of the Overall Rate
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In order to process the net operating income into value,
the Appraisers will utilize an overall rate derived from the
presented market data. The overall rate is abstracted from
the comparable sales by dividing the net income by the sales
price. Based on this market data analysis, the Appraisers
will divide an overall rate. The following is a brief
summary of the overall rates from the sales presented in the
Market Data Approach section of this report:

Sale No. Date of Sale Sales Price Overall Rate
o 20 Kb B3 e G2k o 50 K0 0 B e B B0 e B3 056 10 B 60 0 0 D3 Bon R0 o o b g e e e B B By e B B S e e i D B B s B e s B B e K
3 12/85 $§9,900,000 7.25%

4 11/86 $6,300,000 10.65%

5 12/86 $4,430,000 9.30%

5 b b 0 0 B B B S B TR 0 0 B i T T B e e e B Bt s B B 2 e B G 3 s T e B B B B e 6 e 0 e e B

The overall rates presented were abstracted from recent
market transactions. The indicated rates range from 7.25%
to 10.65%. These sales are located within the greater Los
Angeles area. The sales are of comparable types of
industrial buildings and are considered to reflect the
current investment requirements for the typical investor in
the industrial real estate. These rates were further
verified with local industrial brokers, who indicated
overall rates in the”975<10% range.

‘After careful analysis of the sales, the Appraisers feel
justified in using an overall- rate of:9.75%;to capitalize
the net income of $601,805.

Therefore:
wudel . IDCOMEn nn -
Overall Rate - Value
w2601.803. _
0975 = $6,172,359
say $6,175,000

Indicated Value by the Income ApproacCh.cecseceecscs$6,175,000

2%

Joseph J. Blake and Associates, Inc.
Professionsl Raesl Estate A, and C




Y
oy
¢ Q?%’s

W, \

INDICATED VALUE BY THE MARRET DATA APPROACH

The Market Data Approach is essential in almost every
real estate appraisal. The value estimated by this approach
frequently is defined as:

"The price at which a willing seller would sell and a
willing buyer would buy, neither being under abnormal
pressuce.”

This definition assumes that both buyer and seller are
fully informed as to the property and state of the market
for that type of property, and that the property has been
exposed in the open market for a reasonable amount of time.

The application of this approach produces an estimate of
value of property by comparing it with similar properties of
the same type and class, which have been sold recently in
the same or competing areas. The comparative processes
utilized in determining the degree of comparability between
two properties involves judgment as to their similarity with
respect to many value factors such as location,
construction, age, condition, land size, etc. The analysis
and correlation of the analysis results in an estimated
value which represents the probable price at which the
subject would be sold by a willing seller to a willing
buyer, as of the date of the appraisal.

The Appraisers have included five (5) comparable sales
as the most recent evidence of value indicated in the
industrial market. Each property was inspected for the
physical data indicated on each sales sheet.

The unit of comparison for the analysis was the sale
price per square foot of building area. It is obtained by
dividing the sguare foot of the building area into the
overall selling price. The adjusted square foot factors
considered are time, location, age and condition, and
quality of construction.

\ Joseph J. Blake and Associates, Inc. /J
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Inproved Sale No. 1
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Date of Sale:

Location:

Sale Price:

TermsS:

Grantor :
Grantee: B

Description:

Indicators:

Remarks:

INDICATED VALUE BY THE MARKET DATA APPROACH

December 24, 1986

912 Isabel Street
purbank, California

$5,700,000

Down Payment: $2,800,000
lst TD: $2,900,000

Bur bank-Chestnut Partnership

Colortran, Inc.

This concrete tilt-up industrial
building has 71,400 square feet.

-~ The complex has one truck door.

There are 137 parking spaces.
Improvements are 22 years old, in
average condition. Site area is
3.13 acres.

Price/SF Building Area: $79.83
Overall Rate: N/A

Located west of the subject, across
Victory Boulevard. The property was
sold through a Starker exchange to
the owner-user. It requires a

downward allowance to unit price to
account for the size difference with

the subject.

22

Joseph J. Blake and Assaciates, Inc.
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{ Date of Sale:

Location:

Sale Price:

Terms:

Koy

N Grantor:
Grantee:

Descriptions:

Indicators:

L Remarks:

INDICATED VALUE BY THE MARKET DATA APPROACH

Improved Sale No. 2

6o kg 52 £ 18 b o 2o b G £ Bt 1S4 120 B2 B Dt e B0

April 10, 1986

231 West Olive Avenue
Burbank, California

$3,000,000
Down Payment: $ 750,000
1st TD: $2,250,000

H.V. Wadell Co.
231 West Olive Partners, Ltd.

Four single story industrial
buildings of various construction
totaling 70,300 square feet. There
is 11% office space and a truss
height of 16 feet. The buildings
have a total of 6 overhead doors.
Site area is 2.63 acres and includes
30 parking spaces. The improvements

vary in age and are in average
condition.

Price/SF Building Area: $42.67
Overall Rate: N/A

Located along a major thoroughfare
northwest of the subject. Though a
negative adjustment to unit price is
indicated as a result of the size
differential, it is overcome by
several upward allowances. Opward
allowances are necessary for the '
time of sale, quality of
construction and condition.
Location is similar.

Joseph J. Blake and Associates, Inc.

G
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INDICATED VALUE BY THE MARKET DATA APPROACH

Improved Sale No. 3
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Date of Sale:

Location:

Sale Price:

Terms:

Grantor:
Grantee:

Description:

Indicators:

Remarks:

Joseph J. Blake and Associates, Inc.
Professional Reat Estats Appraisers and Consuitamts

December 30, 1985

808 Western/1607-25 Flower Street/
833 Sonora, Glendale, California

$9,900,000

st TD (private, terms unknown)
$10,000,000

Pacific Mutual Life Insurance, ¢€o.
Sonora Associates, Ltd.

This transaction involved a
one-story concrete block and three
one-story industrial buildings
containing 236,300 square feet on 16
acres. Features include: 50% of
office space, 14' to 18' truss
heights, rail service. Improvements
are 16 to 26 years old and in
average condition.

Price/SF Building Area: $41.90
Overall Rate: 7.25%

This building is located 1/2 mile
southeast of the subject in

‘Glendale. Downward adjustment to

price is required for the superior
office area, but upward adjustments
are required for size, time of sale,
and age. The property socld with a
30-year o0ld lease in place at the
time of sale, with 2 five-year
options remaining.

2%
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Improved Sale No. 4

hhhhhﬁlhﬁkﬂhhhhhnbnh
Date of Sale:

Location:

Sale Price:

Terms:

Grantor:
Grantee:

Description:

Indicatoré:

Remarks:

-\ Joseph J. Blake and Associates, Inc.

Profassional Resl Estate Appe s and Consuit.

INDICATED VALUE BY THE MARKET DATA APPROACH

November 21, 1986

21000 Normandie Avenue
Los Angeles, California

$6,300,000

Down Payment: $1,200,000
lst TD: $5,100,000

Hughes Tool Co., et al
21 Normandie Associates

This property consists of five
industrial buildings totaling
155,234 square feet. Buildings are
of concrete tilt-up and metal
construction. Though there are no
dock high facilities, there are 20
overhead doors and a clear ceiling
height of 24 feet. Office area is
11% of the building. Parking for
200 vehicles is available on the
12.08 acre site. The structures
range in age from 7 to 13 years and
are in average condition.

~ Price/SF Building Areat $40.58
Overall Rate: =~ 10.65%

This property is located in Southern
Los Angeles County. It 1s occupied
by a single tenant and has an income
stream similar to that of the
subject. It is slightly larger in
size, thus requiring an upward unit
adjustment. The subject is also
considered locationally superior.




— @

BN

INDICATED VALUE BY THE MARKET DATA APPROACH

Improved Sale No. 5
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Date of Sale:

Location:

Sale Price:

Terms:

Grantor:
Grantee:

Description:

Indicators:

Remarks:

Joseph J. Blake and Associates, Inc.

Professional Real Estate Appreisers and Gonsuitants

December 30, 1986

1016-1034 Lawson Street
Industry, California

$4,430,000

Down Payment: $2,153,000
1st TD: $2,277,000 (Approx.)

W.M.C. Investment Co.

Dominion Property Co.

Built in 1980, this industrial
complex is of concrete tilt-up
construction. It consists of three
buildings totalling 107,150 square
feet. Structures have 14 overhead
doors, 5 dock highs and a 20 £foot
truss height. Ten percent of the
complex is office space. Site area
is 5.91 acres. Improvements are in
average condition, overall. ‘

Price/SF Building Area: §41 .34
Qverall Rate: 9.30%

Located in Industry, southeast of
the subject. Required adjustments
include those downward slightly for
size and age. They are countered by
an upward allowance for location.
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INDICATED VALUE BY THE MARKET DATA APPROACH

Summary and Conclusion
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Sale No. Date Sale Price Size (SF) . Price/SF
hl-l‘ﬂl-lHhlhihh‘ﬂlﬂhlhhhhll-hh&l—&-ﬂDﬁhhhfnb.hhhhhhlﬂl—h&-h—bhhuthﬁlﬂ&lﬂnhbmn'ﬁh
1 12/86 $5,700,000 71,400 $79.83
2 04/ 86 3,000,000 70,300 42.67
3 12/85 9,900,000 236,300 41.90
4 : 11/86 ‘6,300,000 155,234 40.58
) 12/86 - 4,430,000 107,150 41 .34
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The preceding sales are presented by the Appraisers as
the most comparable to the subject property being appraised.
The sales were-analyzed as to such factors as location, type
of construction, age, condition, building characteristics,
land size, marketability and date of sale.

All sales presented are_located within the greater .Los
Angeles area and are relatively recent. Sales 1 through 3
are found in Burbank/Glendale and are similar in most
respects, but require size adjustments. Sale No. 4 is
located in Southern Los Angeles County. Though locationally
different, it is very similar as to size and other
characteristics, as well as the income stream. Sale No. 5
is found east of the subject in Industry, and must be
adjusted for size and location.

After careful analysis of the comparable sales in
conjunction with the subject property. It is the opinion of
the Appraisers that the overall unit to be applied to the
subject property is $45 per square foot.

Therefore:
137,300 Sf @ $45 SF = $6,178,500

Rounded to $6,175,000

Indicated Value by the
Market Data ApproaCh,\..,.- ® 0 OO ST D HOQ SO I OGO OEBSO A $6'l75"000

X Joseph J. Blake and Associates, Inc.
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RECONCILIATION OF VALUE INDICATIONS

Application of the indicated proper approaches to value
has produced these results:

Indicated Value by the Income Approacheceseceese..9$6,175,000
Indicated Value by the Market Data Approach.......$6,175,000

‘Reconciliations have been made at various stages
throughout this appraisal, but it is at this juncture that
the indicated value estimates are weighed and tempered to
reach a final estimate to value. To reconcile is to bring
together the facts represented by the approaches. Each
approach is weighed in relation to its importance or its
probable influence on the reactions of typical users and
investors in the current market.

. .The Income Approach has been given a major share of the
weight in drriving at the Subject’s final estimate of value.
Since potential net income is usually a prime motivation for
purchase, the Income Approach is deemed a valid and
supportable method by which the Market Value of the subject
may be estimated.

The value through .the Market Data Apprcach is given
weight by the definition of market value itself. However,
the degree of reliance which the Appraisers place on the
approach is in relation to the availability and
comparability of the market data.

The relative merits of each of the approaches have been
subjected to critical re-examination and each step and phase
of the appraisal process has been reviewed as it has been
executed. o

w

In the final analysis of the subject property, the
Appraisers have determined the influence of the two
approaches with relation to the subject property. 1In this
instance, both of the value indicators are in substantial
agreement with each other. With the application of both
methods, we have considered that any and all hazardous
materials which may be present on the site have been fully
removed and that the property is in its optimal operating
condition. As a result, it is our professional opinion that
the Market Value of the Fee Simple Estate, as of September
30, 1987 is: $6,175,000.

SIX MILLION ONE HUNDRED SEVENTY FIVE THOUSAND DOLLARS
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Joseph J. Blake and Associates, Inc.
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INDICATED VALUE OF THE FEE SIMPLE ESTATE

In order for the subject property to sell in the current
market on a fee simple basis, certain capital expenditures
may be necessary. Each item would be payable by either the
lessor or lessee as per the previously negotiated lease
contract dated May 1, 1980. The expenses are as follows:

Approximate .
Item (Capital Expenditure) Amount to Cure *
o o B s a2 B o B2 oo Bt s a0 0 2 R B 0 e B 4 B B0 B3 0 B D B s R Bl i D B i B e 15 B B Do R e
Removal of Hazardous Materials § 96,000
Replacement of Roof Cover 150,000
General Painting undda000
Total E -$263:;000:

These figures are estimates and are provided for
informational purposes only. The subject property has been
appraised on the assumption any and all such items have been
cured and that it is in its optimal operating condition.

* The estimate for hazardous materials removal was
provided to the Appraisers by the client. Additional
estimates were made through use of the Marshall and
Swift Valuation Service. These expense estimates
have been provided at the request of the client.

\ Joseph J. Blake and Associates, Inc. /J

Profosgional Real Estate A isers and £
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VALUATION OF T HE

LEASED FEE ESTATE

‘

Joseph J. Blake and Associates, Inc.
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RECONCILIATION OF VALUE INDICATIONS

Valuation of the Leased Fee Estate .

To further support the Appraisers' estimate of value, a
valuation of the Leased Fee Estate based on the existing
lease will be presented. 1In this method of valuation, the
net income to the lessor will be analyzed in consideration
of the terms of the lease.

Since this is a long term lease with level monthly
rental payments, capitalization of this income stream can be
treated as an ordinary annuity using a single discount rate.

In determining a discount rate, rates on competitive
investments must be considered. Real estate investments
involve a higher degree of risk and thus warrant a higher
return than more liquid investments.  In light of this, ir
is the opinion of the Appraisers that the appropriate
discount rate applicable to the subject property is 14%. .
This rate reflects the potential for the vacated lessor to
reneg on the original lease agreement.

The presented worth of the reversion at the end of the
term must be added to this discounted income stream. A
reversionary value of $8,100,000 was considered applicable
in this case.

The present worth of the Leased Fee Estate is estimated
as follows:

Present Worth of Incomé Stream

hhll:éﬂlllll-lhhhuﬁ&hhhhhhhhﬂﬂhhﬂ&ﬁhlh&.

$55,944 X 26.18995¢ = » £1,465,171
(31 months) S .

$68,064 X 30.346810 2w 183.525
{91 months) deferred 31 months

Present Worth of Income Stream $3,530,696
Present Worth of Reversion :

$8,100,000 X .348011 2.818.889
Value of Leased Fee Estate $6,349,585

Rounded to $6,350,000

L\ Joseph J. Blake and Associates, Inc.

Protessionsl Real Estate 3 and C
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RECONCILIATION OF VALUE INDICATIONS

The Appraisers have, first, through the application of
the Income and Market Data Approach, valued the Fee Simple

- Estate of the subject property. These two approaches

indicated a value of $6,175,000.

The Appraisers have then valued the Leased Fee Estate
based on the actual contract rent and reversionary value of
the subject at the termination of said lease. This
technique indicated a value of $6,350,000. Since contract
rent is slightly above economic rent, the valuation subject
to the existing lease is higher. However, since the
property would be bought in the market, subject to the
existing lease, the Leased Fee Value is pertinent. In
either instance, the mitigation of any and all hazardous
materials is assumed. ’ >

Therefore, 1t is our opinion that the Marke't Value of
the Leased Fee Estate, as of September 30, 1987 is:
$6,350,000.

SIX MILLION THREE HUNDRED FIFTY THOUSAND DOLLARS
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\ Joseph J. Blake and Associates, Inc. /-
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-\ Joseph J. Blake and Associates, Inc.

QUALIFICATIONS OF PAUL P. OSTWALD, MAI

Paul P. Ostwald, MAI, is a Principal in the firm of
Joseph J. Blake and Associates, Inc., and Manager of the
Western Regional Office, located at 2049 Century Park East,
Suite 640, Los Angeles, California 90067.

Education
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Bof stra University - B.B.A. Degree
Hempstead, New York

New York University - R.E.I. Designation
New York, New York

Appraisal Education
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American Institute of Real Estate Appraisers:

Course I - Basic Principles, Methods and Techniques
Course II - Urban Properties, Case Studies

Course IV - Condemnation: Lecture, Case Studies
Course V1 - Ellwood Capitalization

Course V11 ~- 1Industrial Property Valuation

New York University Real Estate Institute:

- Real Estate Investment Analysis I

- Real Estate Investment Analysis II

- Industrial Real Estate

- Marketing of Residential Communities and Suburban
.roperties

- Underwriting Mortgage Risk

- Advanced Real Estate Appraisal v

Professional Affiliations
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Mr. Ostwald is a member of the following:

- American Institute of Real Estate Appraisers, No.
4881

- Los Angeles Board of Realtors

- American Right-of-Way Association

- Real Estate Institute of New York University
R.E.I. Designation

<
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QUALIFICATIONS OF PAUL P. OSTWALD, MAI

Professional Affiliations - Cont'd
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~ Realtors Institute of New York State
G.R.I. Designations
- National Association of Review Appraisers

The following is a partial list of some of the recent
assignments completed by Mr. Ostwald or prepared under his
supervision:

Office Buildings

[V Y P A VR ST LT Y T N P

- Fluor Corporate Headquarters, Irvine, California

— 49 Stevenson Street Office Building, San Francisco, CA
- Bank of America Office Building, Covina, California
- Brea Corporate Plaza, Brea, California

- Kilroy Airport Center, El Segundo, California

~ Great Western Bank Plaza, Phoenix, Arizona

- Jefferson Center Office Building, Phoenix, Arizona

-~ Penn Center, Philadelphia, Pennsylvania

- Interstate Corporate Center, Tempe, Arizona

- Rancho Bernardo Office Building, Rancho Bernardeo, CA
~ Los Angeles Jewelry Center, Los Angeles, California
- IBM Office Building, Albuquerque, New Mexico

Shopping Centers

B oo B B 053 65 e Dt B Bl s B e 5w D e

— Pallbrook Square Shopping Center, Canoga Park, California
- Paradise Valley Mall, Phoenix, Arizona

~ Hollywood Galaxy Shopping Center, Hollywood, California

- Kona Coast Shopping Center, Kailuwa-Kona, Hawaii

~ Lakewood Mall, Lakewood, California

- Smith Haven Mall, Smithtown, New York

~ Wiegard Plaza Shopping Center, Encenitos, California

- Sun City Shopping Plaza, Sun City, California

- Koko Marina Shopping Center, Honolulu, Hawaii

-~ Del Norte Shopping Center, Escondido, California

\ Joseph J. Blake and Associates, Inc.

Profgssionat Real Estate Appraisers and Cansuitants
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QUALIFICATIONS OF PAUL P. OSTWALD, MAIL

Business Parks/Industrial
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BMF Volt, Santa Ana, California

Schwinn Building, Rancho Cucamonga, California
Carson Hills Industrial Park, Compton, California
College Business Park, Fullerton, California
Peppertree Business Park, Newberry Park, California
San Diego Industrial Center, San Diego, California
Providence Square Business Park, Orange, California
Fullerton Industrial Complex, Fullerton, California
Price Club, Woodland Hills, California

Hotels
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Anaheim Marriott, Anaheim, California

Beverly Hilton Hotel, Beverly Hills, California

Post and Mason Portman Hotel, San Francisco, California
Santa Monica Marriott, Santa Monica, California

Amfac Hotel, San Prancisco, California

Santa Barbara Red Lion, Santa Barbara, California

Dunes Hotel, Palm Springs, California

Bellevue Red Lion Motor Inn, Bellevue, Utah

Hilton Hawaiian Village, Honolulu, Hawaii

La Quinta, Las Vegas, Nevada . .
Kona Hilton Beach and Tennis Resort, Kailua-Kona, EBawaii

Apar tments/Condominiums
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The Wilshire House, Los Angeles, California
Golden Gateway Commons, San Francisco, California
Paradise Spa Condominiums, Las Vegas, Nevada
River Oaks Apartments, Riverside, California
Woodbend Apartments, Vista, California

Tamarus Royal Apartments, Irvine, California
Dorchester Apartments, Los Angeles, California

Multi-Use/Special Use
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ABC Entertainment Complex, Los Angeles, California
The Broadway Plaza, Los Angeles, California

Los Angeles International Airport, Los Angeles, California

Allenmore Hospital, Seattle, Washington
Downey Retirement Center, Downey, California

Joseph J. Blake and Associates, Inc. o

Professional Real Estate Appraisers and Consultants
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QUALIFICATIONS OF PAUL P. OSTWALD, MAIX

Following is a partial list of representative clients
served by Joseph J. Blake and Associates, Inc.

- Balcor Financial

- Bank of America

- Barclays Bank

- Barnett—-Range Corporation

- Boettcher Properties, Ltd.

- California Employees Retirement System
~ Century Partners

- CIGNA Capital Advisors, Inc.

- Richard Ellis, Inc.

~ Federal Deposit Insurance Corp.

— First Chicagqo Investment Advisors
- Fox and Carskadon Financial Corp.
- Glenfed Realty

= Grumman Corporation

- Hilton Hotel Corporation

- Home Savings Bank

~ Internal Revenue Service

- JMB Institutional Realty Corp.

-~ Johnson Wax Development Corp.

~ Karsten Institutional Advisors

-~ La Salle Partners

- Lincoln Properties

- Mace Rich

- Montgomery Realty Investment

- Morgan Stanley & Co.

- Pacific Rem Development

—~ Phoenix Mutual Life Insurance Co. s
- Raffles Hotels

- Saint Paul Federal Bank for Savings
- Tollman-Hundley Hotels

~ Trammell Crow Companies

- Unicorp American Corporation

- VMS Realty, Inc.

- Vallco Park

- Wells Fargo Realty

— Winthorp Financial

—\ Joseph J. Blake and Associates, Inc.

Professional Real Estate Appraisers ano Consultants




o iy,

Iroe—

QUALIFICATIONS OF SANDRA L. BERG

Sandra L. Berg is an Appraiser-Associate of the Western
Regional Office of Joseph J. Blake and Associates, Inc.,
located at 2049 Century Park East, Suite 640, Los Angeles,

California. ‘

Education
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Bachelor of Science, Magna Cum Laude
Business Administration
University of Southern California

Emphasis: Real Estate Finance and Investments

Appraisal Education
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Urban Real Estate
Real Estate Valuation
Real Estate Finance and Investments

Real Estate Law
Investment Analysis

American Institute of Real Estate Appraisers:

Course l1Al: Real Estate Appraisal Principles
Course 1BA: Capitalization Theory and Techniques

Part A
Course 1BB: Capitalization Theory and Techniques
- Part B

.-

Society of Real Estate Appraisers:

Course 101l: Introduction to Real Property Appraising
Course 201: Introduction to Income Producing Property

Appraising
Marshall & Swift Cost Handbook Seminars:

. Marshall Valuation Handbook -- Square Foot and
Segregated Methods

Residential Cost Handbook -- Calculator Method

\ Joseph J. Blake and Associates, inc.

G

Professionsl Real Estate Appraisers and Consultants
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-\ Joseph J. Blake and Associates, Inc.

QUALIFICATIONS OF SANDRA L. BERG

Experience

B Ak it bid ko ot B B Gkt

Ms. Berg has assisted in the preparation of various
appraisals by the firm. Ber assignments as a Real Estate
Appraiser include site valuation, income property
valuations, neighborhood analyses, and market data research.

Some recent projects completed by Ms. Berg are as
follows:

- Rodeo Drive Retail Building
Beverly Hills, California

- Proposed Vineyard Village Apartments
Ontario, California

= Days Inn Motor Hotel
Monterey, California
- Hi Rise Luxﬁ&y Apartments
Wilshire Corridor, Los Angeles, California

- 3 Industrial Properties owned by Prudential Insurance:
Burbank/City of Industry, California

- Hollywocod Boulevard Retail Buildin
Hollywood, California .

—~ Existing and Proposed Congregate Care Facilities
Chatsworth, Escondido, Sun City, Simi Valley

- New Townhome Project
San Dimas, California

- Proposed Industrial Park
Pacoima, California

- Proposed Raffles Hotels :
Lompoc, Santa Maria, Salinas, and Vacaville, California
Wendover, Nevada

- Antelope Valley Plaza Shopping Center
Lancaster, California

- Agricultural Subdivision
Lompoc Valley, California

Professional Raal Estate Appraisars and Consuitants
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MEMORANDUM

To: Sandy Lin
From: Ana Perezj%ﬁfﬂ
Re: PRISA 415

Technibilt Facility

Date: December 27, 1989.

Attached please find the following items related to the sale of the
above referenced property:

1. Settlement Statement

2. Purchase and Sale Agreement including two Amendments thereto

3. Corporate Authorization.

Please call if you have any questions.

cc: Patricia Spathes
\/ﬁick Wuench -



AMENDMENT NO. 1
T0

AGREENERT GF PURCHASE AND SALE
AND ESCROW INSTRUCTIONS

NOVEMBER 18, 1988

To: Commerce Escrow
1545 Wilshire Boulevard, Suite 600
Los Angeles, Cslifornia 90017
Attention: Mr. Mark Mincky, Escrow COfficer
S )

Escrow No._ ¥ 5- 34720

The Agreement of Purchese and Escrow Instructions dated October 17,
1988 ("4greement®) is hereby amended as follows:

. A. Prior to closing. Seller. at its sole expense, shall engage a
contractor (the "Contractor™) to perform the work outlire in

the document entitled "Applicstion for Closure and Proposed
Remediation Plan of a Below Grade Sump at One West Alameda,
Burbark, California” dated November 4, 1988, prepared by
M.B. Gilbert Associates (the "Remediation Plan"). Closing of
escrow is conditioned upon completion of the work described in
the Remediation Plan to the satisfaction of the Los Angeles County
Depsrtment of Public Works {the "Department”) and the issuance by
the Department’of a closure report. Seller makes no representa-
tions, warranties, or covenants to Buyer as to the quality or
adequacy of the work to be performed by the Contractor: provided,
however, that at Buyer's request, Seller shall assign to Buyer any
rights, including warrenty rights if any, that Seller may have
with respect to the Contractor in connection with the performarnce
of such work.

B. Upon closing, Seller hereby authorizes Escrow Holder to withhold
from proceeds otherwise due to Seller the amocunt of seventy seven
thousanﬂJuQne"hundned_ﬂallars_iSZZAJDQ,DQAJ.__Iha_amaunxmwiithJd

e e shell be depcsited in a separzte escrow {(the "Asbestos Escrow") ___
to be established by Buyer. The Asbestos Escrow shall be established
by seperate instructions to be signed by Buyer and delivered to
Escrow Holder prior to closina: Seller shall not be a party to the
Asbestos Escrow.  The proceeds of said Asbestos Escrow shall be
delivered to Buyer or Buyer's Contractor upon: Buyer's demand.



Upon closing of this escrov, Buyer =hall be deemed to have
relezsed Seller of all Tigdility and résponsibi]ity relating to
the presence of asbestos on the Resl Property or the remediation
or removal of such asbestos. Buyer shall indemnify and hold
harmless Seller from ény claim, cemands. causes of action,
aamaces, and liabilities which may be gsserted hy any party
ggainst Seller relating to actions taken by Buyer or its agents
or independent contractors in connection with anv removal or
rerieciztion of asbestos cn the Real Property which occurs after
close of escrow. The foregoing indemnificatiion includes ¥ithout
limitation costs of defensive actions and reasonable attorneys
fees.

C. The "Inspection Contingency Period" and "Financing Contingerncy
Period" described in Paragraph 14C of the Agreement are hereby
termirated, and such contingencies are hereby deemed satisfied
and removed.

BUYER:

' Qi A
/( /'/ ,’1 Al / .
. /’A.{Vé'\ b~

“—thefles P. Cusumatio

o o
November [ . 1988

SELLER:

THE PRUDERTIAL INSURANCE COMPANY
0F AMERICA

Ves
i
Ly

By: ’-~\..~ Ao G

Vice President

Novembsr Y, 1928
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’( PROPERTY SALE PROPOSAL -

C AESTERN DIVISION RE}

~ OCT 2 T
Property No.  PRISA 415 Address or Location:  Ope West Alameda Avenue
812 South Flower Street
) Burbank, California

Purchaser Charles P. Cusumano, or nominee acceptable to The Prudential
Saleprice. ... oo $ 7,000,000
Cash. e 7,000,000
Contract Sale for a term of with interest at %

payable beginning

and payments of § to include interest

payable beginning Principal....... s N/A
Purchase Money Mortgage for a term of with interest at %

payable beginning

and payments of $ to include interest

payable beginning from closing date. Principal.......$ N/A

Prepayment Privilege:
Commission payable to  Grubb & E114s o s 245,000

Address 4827 Sepulveda Blvd.
: Suite 250
Tax LD. No. Sherman Oaks, California 91403
Attn: Greg Barsamian
Repairs to be made by Prudential as a condition of thissale ......................._ $ 77,000
Credit for Asbestos Removal
Stamp tax to be paid by Prudential .. ... ... .. $ 7.700
Other closing costs (ftemize):
............. s

Escrow Fees, Title Costs, Etc..

SPECIAL PROVISIONS:
Insurance to be cancelled.
Taxes N/A

As.sessmcnts N/A

Title to be conveyed by Grant deed.
Closing date within 3 months of corporate approval

(Note: Selh‘ng/Expenses

Approved for submission_______..

Net Sales Proceeds

3%9,000) .~

9,300
$ 6,661,000

opiis Goate
io-2s-§ E@

1 [ sumaracs W le—

555 @ N e Peesiden T AT S oA »o/z,,/e,e,
i g

; = e T s p =

i b et g

PROFIT or LOSS ANALYS!S (Eatimated a1 time sale I recommended)

Following to be furnished on il ealee

Use only on sale of PTE or fareclosed propertics

Total Actual Cost (Incl Sale Exp.).................. 3 5,027 ’ 252

Less Accrued Depreciation...... . ... ........ s 1,057 2 787
Depreciated Cost......... ... ...e..oe.. ... s3.969.465=7ﬁ
Book Value Adjustments prior to Sale............ H '“()'_j__f
Book Valwe ............ . ... ... e e 53’959s465
Profit or Loss on Depreciated Cost. . ... .. ... ... 3 2..-&91.53.5——
Profit or Loss on Book Value, .

Rehabilitation chargeable to R. E. Cost and

Included in Total Actuat Cost A e . .8
Income During Ownership .o s
Operating Expenses (Including Repairs. § )

chargeable 1o R. E. Expense . s
Total Net Income of Expense During Ownership . s
Interest on Luan to Acquisition . . . . H

OMB 13315] gg 6-80
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AMENDMENT NO. 2

T0
AGREEMENT OF PURCHASE AND SALE
AND ESCROW INSTRUCTIONS

December 16, 1989

T0: Commerce Escrow
1545 West Boulevard, Suite 600
Los Angeles, California 90017
Attn: Gretchen J. Lund, Escrow Officer

Re: Escrow No. 88-8472
Our PRISA 415

The Amendment Of Purchase And Sale And Escrow Instructions dated
October 17, 1988, as amended on November 18, 1988 (jointly the "Agreement")
is hereby further amended, and you are instructed in relation thereto, as
follows:

In Amendment No. 1 of November 18, 1988 to the Agreement, Seller
agreed to complete the Remediation Plan and obtain a Department closure
report demonstrating such completion. Buyer and Seller have had further
discussions pertaining to the feasibility of completion of the Remediation
Plan as a condition to the close of escrow and the desire of Buyer and
Seller that close of escrow occur during progress of completing the
Remediation Plan and the closure report of the Department. Seller has
engaged a Contractor who is proceeding with the Remediation Plan and Seller
hereby agrees to continue monitoring the progress of Contractor to
completion of the Remedidtion Plan and obtaining of the required Department
closure report. Seller shall continue to be responsible to provide the

Remediation and closure- report.

Accordingly, you are instructed to proceed to close escrow under all
the terms of the Agreement, which are incorporated herein.

Executed at Los Angeles, California this 16th day of December, 1988.

BUYER: SELLER
RPM INVESTMENTS INC. THE PRUDENTIAL INSURANCE COMPANY
OF AMERICA-
. 3
By: _ By: j(./{é——wm
Mark R. Minsky, President Vice President

> >
By: ’ By: M\S\Jf ;

FnTTip Ko Grart, vite Prostdent RSSTSTanmt—SeCYetary—
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12/23,88 13:15 8 .is 483 6118 COMMERCE ESCROW @ 002/002
e N
COMMERCE ESCROW COMPANY
1547 W< shire Blvd., Suite 400, Los Angeles, Czllfornla 90017
- (213) 484-0855
ESCROW CLOSING STATEMENT
ESCROW NO. 88-8472
CLOSING DATE: DECEMBER 21, 1988
THE * .UDENTIAL INSURANCE COMPANY OF AMERICA
. IN ESCROW WITH

CHAR £S5 P. CUSUMANO, DIANNA J. CUSUMANO,

POSE: A. CUSUMANO, AND EVELYN M. CUSUMANO
DEAND FOR DEED 7,000,000.00
DBEPOSIT
CHARGES:
TITLE POLICY 6,301.00
FSCROW FEE (HALF) 3,000.00
TRANSFER TAX 7,700.00
GCOMMISSION 242,301.50
PRO-RATIONS:
RENT (PER STATEMEN: 19,851.01
FUNDS TRANSFERRED ES“ROW NO. 88-8789

FOR ASBESTOS WO.K 77,100.00

FUNDS WIRED PER RFECUL“ST 6,643,746.49
+UTALS 7,000,000.00 7,000,000.00

---------------------------------------------------------------------------

SAVE FOR INCOME TAX PURPOSES
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COMMERCE ESCROW COMPANY
OCTOBER 24, 1Sge

VIa HMESSENIGER

MS. ANNA MARIA PEREZ -

TEE FRUDENTIAL INSURANCE COMPANY OF AMERICA
204S CENTURY PARK EAST, SUITE 2550

LOS ANGELES, CA 200¢&7

MR. CHARLES P. CUSUMANO
101 s. FIRST ST., SUITE 400
BURBANK, CA 91502

L
v wr

53 s
RE: ESCROW NO.” 88-8472
ONE WEST ALAMEDA -AVE. & 812 S. FLOWER ST.

i

GENTLEPERSONS:

PLEASE FIND ENCLOSED FOR YOUR FILES A DUPLICATE ORIGINAL FULLY
EXECUTED AGREEMENT OF PURCHASE AND SALE AND ESCROW INSTRUCTIONS
DATED OCTOBER 17, 1985, WHICH AGREEMEKT WILL SERVE AS OUR ESCROW
INSTRUCTIONS. _ )

BUYER IS REQUESTED TO DEPOSIT $200,000.00. A FORM W-9 IS ENCLOSED
FOR COMPLETION, SIGNATURE AND RETURN SO THAT WE CAN OPEN AN
INTEREST BEARING ACCOUNT AT IMPERIAL BAZNK UPON CHECK CLEARANCE.

FEEL FREE TO CALL SHOULD YOU HAVE ANY QUESTIONS.

VERY TRULY YOURS, -

~ . 4 .
— . g /,.: —‘7 R

-
oL,

~ JONI SIMON, ESCROW OFFICER

FOR MARK R. MINSKY, VICE PRESIDENT
ENCS.

CC W/OUT ENCS.:

ROBERT L. RICE, ESQ.

THE PRUDENTIAL INSURANCE COMPANY OF AMERICA
2029 CENTURY PAZRK EAST, SUITE 3700

LOS ANGELES, CA 90067

1545 Wilshire Blvd., Suite 600, Los Angeles, California 90017 (213} 484-0855



AGREEMENT OF PURCHASE AND SALE
AND ESCROW INSTRUCTIONS

To: Commerce Escrow
1545 Wilshire Boulevard, Suite 600
Los Angeles, California 90017
Attn: Mark Minsky (213) 484-0855

RE: Your Escrow Number OQR-84T2
Prudential Property Number PRISA 415

This Agreement of Purchase and Sale and Escrow Instructions (here-
inafter “Agreement") is dated this _L:Z_ day of October, 1988 by the
parties hereto, THE PRUDENTIAL INSURANCE COMPANY OF AMERICA, a New
Jersey corporation (herginafter referred to as “Seller"), and Charles
P. Cusumano or his nominee acceptable to Seller (hereinafter referred
to as "Buyer") who do hereby agree among themselves and instruct you,
Commerce Escrow (sometimes hereinafter referred to as "You" or as
"Escrow Holder"), as 7ollows:

1.  SALE.
Seller does hereby agree to sell to Buyer and Buyer does

hereby agree to purchase from Seller that certain real property
(sometimes hereinafter referred to as the "Real Property") located

at One West Alameda Avenue and 812 South Flower Street, Burbank,
California consisting of two (2) industrial buildings (hereinafter
referred to as the "Building") together with all improvements and
fixtures thereon, including alj machinery, equipment, partitions,
heating, cooling, ventilating, light, electrical, power,

RLR-440-CUSUMANO PURCH & SALE



communications, sanitation, waste removal and other utility
facilities, wall, window and floor coverings and decorations, and
any and all appurtenances, mineral, water or other rights owned by
Seller which are incidenta] to the ownership of the Real Property;
and all tangible personal property, if any, owned by Seller and
used in connection with the operation of the Building (sometimes
hereinafter referred to as the "Personal Property"). The legal
description of the Real Property is attached hereto as Exhibit "p"
and incorporated herein by this reference as though set forth in
full at this place. The Personal Property is inventoried on, and
shall be conveyed by Seller to Buyer by means of, the Bill of Sale
attached hereto as Exhibjt "B" and incorporated herein by this
reference as though set forth in full at this place. -

The Bui]diﬁd and all of the aforesaid Real Property, Personal
Property, tangibles and intangibles, are sometimes collectively
referred to hereinafter as the "Property".

2. PURCHASE PRICE AND PAYMENT TO SELLER:

The purchase price (hereinafter "Purchase Price") to be paid
by Buyer to Seller for the Property is the sum of Seven Million
and No/100 Dollars ($7,000,000.00) subject to adjustments as
provided in this Agreement. Upon execution of this Agreement by
Seller and Buyer, Buyer will deposit with Escrow Holder the sum of
Two Hundred Thousand Dollars and No/100 ($200,000.00) earnest
money. If Buyer shall extend the closing date beyond November 30,
1988 under Paragraph 8 hereof, then Buyer shall deposit into
escrow no later than November 30, 1988 an additional $100,000

earnest money. Such earnest money will be placed in an interest
bearing account with interest earned to accrue to the account of
Buyer. Such earnest money will become non-refundable to Buyer
upon the completion of the Inspection Contingency Period and the
Financing Cohtingency PeriodAas hereinafter defined. The balance

RLR-440-CUSUMANO PURCH & SALE
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of the Purchase Price shall be deposited with Escrow Holder in
cash or cashier's or certified check not later than the business
day next preceding the Close of Escrow.

The net proceeds from the sale of the Property are to be wire
transferred by You by Federal Reserve Bank Wire on the Closing
date as follows:

" Morgan Guaranty Trust Company
30 Wall Street
New York, New York
For Prudential Account Number
050-53-360 -
Morgan“s Representative: Dan Rosenthal
) (212) 483-2875

The wire transfer shall include the reference: "Sale Proceeds
of PR 415, Burbanks#California." You shall instruct Morgan
Guaranty Trust Company to confirm the receipt of the funds to
Debbie Watson (201) 802-8992.

3. TITLE AND TITLE INSURANCE.

Seller shall convey to Buyer a good title to the Real Prop-
erty by Grant Deed, free and clear of all liens, encumbrances,
easements and claims except for the title exceptions contained ip
a Preliminary Title Report (hereinafter referred to as the
"Preliminary Title Report") issued by Stewart Title (hereinafter

“Title Company") (under Order Number 334406, dated April 14, 1988,
as that Preliminary Title Report may be amended from time to time

as approved by Buyer and Seller). A copy of the Pre1iminary Title
Report has been deljvered by Seller to Buyer.

RLR-440-CUSUMANO PURCH & SALE



At Close of Escrow you shall cause to be issued through
escrow an Owner's Policy of Title Insurance providing for standard
coverage showing only those title exceptions appearing in the
Preliminary Title Report and any additional exceptions approved by
Buyer and .Seller, underwritten.by the Title Company insuring Buyer
with 1iability in the amount of the-Purchase Price. The original
of said policy shall be delivered by Escrow Holder to Buyer at
Close of Escrow, with a copy to Seller,

4.  SELLER'S DELIVERY INTO ESCROW.

Seller will deliver to You the following prior to Close of
Escrow: -

A. A Grant Deed conveying fee simple title to the Real
Property to Buyer which You shall cause to be recorded
pursuant to these instructions.

~

f
~ B.  Two originals of a Bili of Sale conveying title to the

Personal Property in the form of Exhibit "B" attached hereto.

C. _ Duplicates of an Assignment and Assumption of Lease in
the form of Exhibit "C" attached hereto which documents shali
have been executed by Seller and shall be in recordable form.

D. An affidavit from Seller stating that Seller is not a
“Foreign Person" under the Foreign Investment in Real Prop-
erty Tax Act of 1980 ("FRPTA").

E. Any Affidavit or certificate required by the State to be
filed with regard to any ad valorem or excise tax pertaining
to the Property or the sale.

RLR-440-CUSUMANO PURCH & SALE



G. 1099-B Certification..

H.  Confirmation that the cleanup of the former oil sumps
currently in progress supervised by M.B. Gilbert
Associates has been completed. A closure report by-the
Los Angeles Department of Public Works with respect to
the former o0i1l sumps is a condition precedent to Close
of Escrow. Close of Escrow shall relieve Seller of all
Tiability with respect to any soil contamination at such
‘01l sumps.

BUYER'S DELIVERY INTO ESCROW.

Buyer will deliver to You the following prior to Close of
Escrow:

A. The balance of the Purchase Price (as provided in Para-
graph 2 above) plus such additional funds as are required to
Pay escrow charges payable by Buyer hereunder, less any
credits Buyer is entitled to under the terms hereof.

B.  Two originals of the executed (by‘Buyer)-counterparts of
the documents described in Paragraphs 4C, 4D and 4E above.

CHARGES.

A.  Your fees as Escrow Holder with respect to this sale
shall be shared equally by Seller and Buyer. You are hereby

~dirécted to daduct all Seller's charges from the sale pro-
ceeds delivered into escrow.

RLR-440-CUSUMANO PURCH & SALE



B. The aggregate premium for the Owner's Policy of the
Title Insurance shall be paid by Seller,

C. A1l expenses and charges incurred in connection with the
discharge of delinquent taxes, if any, or liens or en-
cumbrances, shall - be charged to Seller.

D. Each party shall be responsible for payment of the fees
and expenses of its counsel, if any, relating to this sale.

E. Any documentary or transfer taxes shall be paid by
Seller,

L]

. 7.. PRORATIONS.
F

A.  Seller represents that the lease affecting the Building

is triple net, therefore, there will be no prorations of real
- estate taxes, water, electricity, gas or other utility
payments.

B. You are to prorate all rents and charges {including cost
of Tiving escalation paymerts and "net bonus" as defined in
the Tease) due under the lease referred to in Paragraph 12
beTow (sometimes hereinafter referred to as the "Lease"),
based on the number of days in the month of Close of Escrow

as of the date of Ciose of Escrow based upon figures to be
jointly supplied to You by Buyer and Seller. 1f 3t the Close
of Escrow there are any past due rents or charges owed by
tenants with respect to periods prior thereto, it shall be
assumed for purposes of proration that all such amounfs have

RLR-440-CUSUMANO PURCH & SALE



been received by Seller; Buyer, however, shall cooperate with
Seller in collecting such amounts, and any such amounts paid
by tenants to Buyer or its agents after the Closing shall
forthwith be paid over “to Seller. In the event that Seller
shall have received any prepaid rents or other charges from
tenants ‘applicable to periods after the Close of Escrow then
Buyer shall be credited through Escrow with such rents and
charges as of the Close of Escrow.

If Seller receives any amounts attributable to the per-
iod after Close of Escrow, whether as rent charges or other-
wise payable to Buyer, Seller shall forthwith pay such
amounts to Buyer. -

C. Buyer shall be credited through escrow with the amount
of any tenant security deposits or any other tenant deposits
held by Seller or on behalf of Seller.

o

£
D. A1l installments of bonds, special taxes or assessments

which are a lien on the Property and are due and payable at
the time of Closing shall be paid by Seller, provided
however, aIT)insta]]ments of bonds, special taxes and
assessments which become due and payable after the Closing
shall be assumed by Buyer.

E. There will be no insurance policies assigned through
this escrow and hence there will be no proration of insurance

premiums.

RLR-440-CUSUMANO PURCH & SALE



8.  CLOSE OF ESCROW.

You are to close escrow as of the date (herein referred to as
"Close of Escrow" or “Closing”) as soon as you have received the
items specified in Paragraphs 2, 4 and 5 and upon compliance by
You with this Agreement, but in any case by November 30, 1988,
unless such date shall be extended by written agreement of Seller
and Buyer. So Tong as Buyer is not in default of this Agreement,
Buyer shall have the option of extending this Escrow until
December 30, 1988 by depositing an additional One Hundred Thousand
Dollars (5100,000.00) non refundable deposit into escrow. Said
deposit shall be credited towards the Purchase Price at Closing.
As of the Close of Escrow (i) you are to record (in Los Angeles
County) the documents described in Paragraph(s) 4A and 4C, and
(ii) you are to deliver (a) one original each of the documents
‘ described in Paragraphs 4B, 4C and 4H to Buyer and Seller (b) the
original title policy described in Paragraph 3 to Buyer with a
copy to Seller andi{c) the 1099-8 Certification with a copy of
completed Form 1099-B to both Buyer and Seller,

9.  REAL ESTATE COMMISSIONS.

?

Seller will deliver to You prior to Close of Escrow a letter
of instructions with respect to the payment of any real estate
commissions that may be payable by Seller on the consummation of
this sale. Said letter wil] authorize You to deduct sych commis-
sions from the cash proceeds owing to Seller and to disburse the
commissions from the cash proceeds by check directly to Grubb and

~ E117s ("Broker™) "as more precisely directed in such letter of
instructions.
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10. AMENDMENTS.

A11 amendments and supplements to thijs Agreement must be in
writing and executed by Buyer and Seller except with regard to
Paragraph 9.

11. NOTICES.

Whenever You or any party hereto shall desire to give or
serve upon the other any notice, demand, request or other communi-
cation, each such notice, demand, request or other communication
shall be in writing and shall be given or served upon the cther
party by personal service or by first class United States mail ;-
postage prepaid;"addressed as follows;:

TO SELLER: THE PRUDENTIAL INSURANCE COMPANY QF AMERICA
2049 CENTURY PARK EAST, SUITE 2550
7 LOS ANGELES, CALIFCRNIA 90067
ATTENTION: Ana Maria Perez

TO BUYER: . CHARLES P. CUSUMANO
" 101 SOUTH FIRST STREET
SUITE 400
BURBANK, CALIFORNIA 93562 A\TCeA

TO ESCROW
HOLDER: COMMERCE ESCROW
1545 WILSHIRE BLVD. #600

LOS ANGELES, CALIFORNIA 90017
ATTN: MARK MINSKY

Any such notice, demand, request or other communication shall be
deemed to have been received upon personal delivery thereof or
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three (3) days after having been mailed as provided above, as the
case may be,

12. LEASES AND ESTOPPEL LETTERS.

(i) Attached hereto as Exhibit "C" and incorporated herein
by this reference as though set forth in full herein is a form of
Assignment and Assumption of Lease, duplicate originals of which
Buyer and Seller agree to execute and deposit in recordable form
with the Escrow Holder.

(ii) As a condition precedent to the Close of Escrow, a
written certificate in substantially fhe form of Exhibit "p“
attached hereto'énd incorporated herein by this reference must be
obtained_from the tenant at the Property or from Seller
acknow]edging:

(a) That the-lease agreement (identified by date) and any

amendments and modifications thereto (also identified by

date) are the only agreement(s) of any nature between Seller
and the tenant,

(b) That Seller is not in default of its obligations as
Tandlord under the lease agreement and the lease is in full
force and effect.

(iii) In the event prior to Close of Escrow, Seller, in good
faith, is unable to obtain a certificate (as'described_in subpara-

“graph (i) immediately above) from the tenant at the Property,
then Seller shall provide such certificate. If after closing
Seller js able to obtain such certificate from the Tenant, then
the Tepant's certificate will replace Seller’'s Ccertificate.
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(iv) Buyer and Seller hereby agree that Buyer shall be res-
ponsible for any Teasing commissions, tenant improvement costs to
be borne by the landlord under any leases at the Property and any
other expenses to be borne by the landlord which arise out of
Teases executed following the .date of this Agreement or which
arise out of the exercise by the tenant under any lease existing
prior to the date of this Agreement of an extension or expansion

option.

13. INTENTIONALLY OMITTED

14. MATTERS OF AGREEMENT BETMEEN BUYER AND SELLER.,

As matters of understanding between Buyer and Seller with
. which You are not to be concerned, Buyer and Seller agree as
follows:

- E

A.  SELLER'S REPRESENTATIONS AND WARRANTIES.,

Seller represents and warrants as follows:*

(i) To the best'knowledge and information of Seller:
(a) Seller has complied with and fulfilled al) of
Seller's obligations under al] Leases, (b) Other than as
disclosed in writing to Buyer, Seller has not received
notice nor does it know of any violation of any statute,
ordinance, rule or regulation of any governmental

authority requiring any work to be done affecting the
Property, (c) there are no condemnation or similar
proceedings against the Property, either pending or
anticipated, (d) the existing survey for the Property in
Seller's possession (sometimes hereinafter referred tg
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as the "Survey") is true and correct in a1l respects,-
(e) there are no adverse claims of adjoining property
owners against the Property, (f) there are no
encroachments by Seller on the property of others or by
others on the Property except as may be shown on the
Survey, and (g) all fences and walls of Seller are
located within the 1ines of the Real Property except as
may be shown on the Survey,

(if) To the best knowledge of Seller, other than as
previously disclosed in writing to Buyer.the building
and the operations of Seller therein are not in
violation of any existing federal, state or Tocal law,
ordinaﬁce, rule, regulation or order,

(ii1) Subject to Paragraph 14T, Seller and al} persons
acting for and on behalf of Seller have the necessary
authority to execute documents and to otherwise consum-
mate this transaction.

(iv) A11 Personal Property located on the Property and
all fixtures attached to, pertinent to, or used in con-
nection with the Property being conveyed by Seller here-
under are owned by it and are free of all liens and
encumbrances except as may be shown in the Preliminary
Title Report.

(v) Seller has received no notice nor does it know of

any ad valorem tax or assessment affecting the Property
which is not shown as an existing lien on the records of
any taxing authority which levies ad valorem taxes or
assessments.
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B.  BUYER'S PEPRESENTATIONS AND WARRANTIES .

Buyer represents-and warrants as follows:

{i) If Buyer is a Partnership it is duly organized and
validly existing in good standing under the laws of the
State.of California and has power and authority to own
its properties and to transact the business in which it
is engaged and has taken all necessary action to
authorize the execution, delivery and performance of
this Agreement, and this Agreement constitutes a valid
and binding obligation of Buyer.

(ii) Buyer has the right, power, legal capacity and
authority to enter into and perform its obligations
under this Agreement, and no approvals or consents of
eny persons other than Buyer are réquired in connection
with thig Agreement. The execution of this Agreement
and consummation of the transactions contemplated hereby
will not result in or constitute any default or event
that, with.notice or lapse of time or both, would be a3
default, breach or violation of the organizaticnal in-
struments or laws governing Buyer or any lease, license,
promissory note, conditional sales contract, commitment,
indenture, mortgage, deed of trust, or other agreement,
instrument, or arrangement to which Buyer is a party or
by which Buyer is a party or by which Buyer is bound.

~(117) Buyer [or jts representatives) will have fully
examined and inspected the Property prior to the Close
of Escrow, and Buyer will know and be satisfied with the
physical condition, quality, quantity and state of re-
pair of the Property in all respects and that the same
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is acceptable to Buyer "as is", and Buyer agrees that-ng
representations, statements or warranties have at any
time been made by Seller, or its agents, as to the
physical condition, quality, quantity, or state of re-
pair of the Property or related to the operations or
prospects for the Property in any respect which have not
been expressed in this Agreement.

INSPECTION CONTINGENCY PERIOD, FINANCING CONTINGENCY
PERIOD.

(i) This Agreement is subject +o Buyer's inspection and
approval of a final asbestos report for the property -by
Octobeér 31, 1988 "Inspection Contingency Perijod". Buyer
has already inspected and approved the interior and
exterior of the building including all mechanical
systems and (a) the Preliminary Title Report and the
Survey of the Property, (b) existing Lease affécting the
Property, (c) books and records of the Property's
operation and management for the past two years, and the
Property income and €xpenses. Seller has furnished
Buyer with copies of the above documents: Buyer's
approval of its inspections shall be made by Buyer
issuing his approval in writing to the Escrow Holder,
prior to October 31, 1988. If Buyer fails to issye his
approval in writing prior to October 31, 1988, then
Escrow Holder shall deem this Agreement terminated ang
shall give Seller written notice thereof and al}l

deposits §5§Eﬁ by Buyer shall be returned to Buyer, lessg
any escrow or title costs which may have been incurred
by Buyer and Buyer shall immediately return to Seller
all books, records, leases, surveys and other items
which were delivered to Buyer by Seller. Buyer and its

RLR-440-CUSUMANO PURCH & SALE



15

representatives, agents and designees shall have the
right to enter upon the Property, at Euyer's sole cost
and expense, in order to inspect and investigate the
same. Such entry shall be made only after reasonable
advance written notice to Seller by Buyer and at times
-acceptable to Seller and any tenants or other occupants
of the Building. Buyer hereby indemnifies and agrees to
hold Seller and the Property free and harmless from and
against all liabilities, claims, expenses and liens
arising out of any such entry by Buyer or jts
representatives, agents or designees, Buyer's indemnity
shall include attorneys' fees and costs incurred by
Seller to defend itself against any such claim, shalt
survaé the Close of Escrow and shall continue until the
later of the final disposition of any action to enforce
the same or the date on which the statute of limitations
with respect thereto has lapsed.

(i1) Buyer has until Octcber 31, 1988 to obtain a
committment from a lender of his choice (Financing
Contingency Period) for a loan in an amount rot less
than Five Million Dollars ($5,000,000) at an interest
rate not to exceed 10i% per annum for a term of seven
years. Buyer shall notify Seller immedjat]ey upon
receipt of such committment and such notice shall remove
this Financing Contingency. If Buyer does not notify
Seller by October 31, 1988 that he hag obtained such
commitment, then it shall be deemed that Buyer has

failed to receive the required financing commitment and
this Agreement shall terminate and all deposits given by
Buyer shall be returned to Buyer, less any escrow or
title cost which may have been incurred by Buyer.
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MAINTENANCE OF PROPERTY DURING ESCROY AND
CONFIDENTIALITY.

(i) Subject to Paragraph 14E below, Seller agrees to
maintain the Property in its present condition, fair
wear and tear excepted, until the Close of Escrow, and
will not enter into any new leases or agreements
pertaining to the Property without Buyer's consent which
consent shall not be unreasonably withheld. The failure
by Buyer to object to any new leases or agreements
within five (5) business days of notice of same from
Seller shall be deemed to be (i) Buyer's approval of
same and consent to the execution by Seller of those-
leases or agreements and (i) the binding of Buyer to
the provisions of such leases or agreements after the
Close of Escrow.

(i1) Buyer agrees to keep and maintain and shal] cause
its officers, partners and employees to keep and main-
tain any information, whatsoever, concerning this trans-
action confidential and not disclose any terms of the
transaction to any person or firm outside of its organi-
zation except for escrow holder and lender. This
agreement for confidentiality shall include but not be
Timited to all items provided to Buyer by Seller and any
reports or inspections which Buyer may have performed or
had performed on its behalf. 1In the event Buyer elects
to terminate this Agreement pursuant to (i) above, Buyer

shall promptly return all jtems furnished to Buyer by
Seller and deliver all reports or inspections, whatso-
ever concerning the Property.
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POSSESSION AND RISK OF L0SS.

(i) At Close of Escrow, Seller, subject to subparagraph
(i1) immediately below, shall deliver to Buyer
possession of the Property and each part thereof, sub-
ject, however, to the rights of any tenants of the
Property.

(ii) In the event prior to Close of Escrow the Property
shall sustain damage caused by fire or other casualty
which would cost $250,000 or more to repair, or a téking
or condemnation has occurred, or is threatened, of all
or any portion of the Property as would materially
inteffére with the existing use thereof, Buyer or Seller
may, at its option, terminate this Agreement by written
notice to tﬁe other within fifteen (15) days after
notice of 'such event, or at the intended Close of
Escrow, whichever is earlier. In such event, Buyer
shall be entitled to the immediate recovery of all sums
deposited by it into escrow. If neither Buyer nor
Seller so elects to terminate its obligatiens under this
Agreement, the Close of. Escrow shail take place as pro-
vided herein without abatement of the Purchase Price,
and there shall be assigned to Buyer at the Close of
Escrow all of the Seller's interest in and to any ipsur-
ance proceeds or condemnation awards which may be Pay-
able to Seller on account of such occurrence and Seller
shall have no obligation of repair or replacement.

In the event, prior to Close of Escrow, the Proper-
ty shall sustain damage caused by fire or other casualty
which would cost less than $250,000 to repair, or a
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taking or condemnation has occurred, or is threatened,

as would not materially interfere with the existing use
thereof, Buyer and Seller shall have no right to terminate
this Agreement, and there shall be assigned to Buyer at
the Close of Escrow all of Seller's interest in and to

any insurance proceeds or condemnation awards which may
be payable to Seller on account of any such occurrence,

and Seller shall have no obligation of repair or replacement.

F.  BUYER'S REMEDIES.

In the event that Seller, after the opening of escrow
hereunder, is unable to convey marketable title in accordance
with the terms of this Agreement, or in the event of the
failure of any contingencies in favor of Buyer set forth in
this Agreement and Buyer has not waived such contingencies,
this Agreement may be termirated at the option of Buyer. If
Buyer terminates the Agreement under this paragraph, Seller
shall refund or cause to be refunded all of Buyer's deposits
and thereafter both Buyer and Seller shall be relieved of any
further Tiability hereunder.

G. SELLER'S REMEDIES.

SELLER'S SOLE REMEDY 'IN THE EVENT THAT PRIOR TO CLOSE OF
ESCROW BUYER BREACHES ANY OF ITS OBLIGATIONS UNDER THIS
AGREEMENT, SHALL BE FOR SELLER TO DECLARE THIS AGREEMENT
TERMINATED BY WRITTEN NOTICE TO BUYER. BOTH PARTIES AGREE

" THAT TF SELLER SO TERMINATES THIS 'AGREEMENT, SELLER SHOULD BE

ENTITLED TO COMPENSATION FOR THE DETRIMENT SUFFERED BY IT,
BUT THAT IT IS EXTREMELY DIFFICULT AND IMPRACTICAL TO

ASCERTAIN THE EXTENT OF SUCH DETRIMENT, AND THUS TO AVOID
THESE PRCBLEMS, THE PARTIES AGREE TO LIQUIDATED bAMAGES BY
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AGREEING THAT SELLER SHALL BE ENTITLED TO RETAIN THE
5200,000.00 EARNEST MONEY DEPOSIT OR, IF BUYER FAILS To CLOSE
AFTER HOVEMBER 30, 1988 THEN SELLER SHALL BE ENTITLED To
RETAIN THE $300,000.00 EARNEST MONEY DEPOSIT. BOTH PARTIES
AGREE THAT THE SUM STATED AS LIQUIDATED DAMAGES IS A REASON.
ABLE ESTIMATE OF THE'AMOUNT OF DAMAGES WHICH MAY BE SUFFERED
BY SELLER AND THAT IT SHALL BE IN LIEU OF ANY OTHER RELIEF To
WHICH SELLER MIGHT OTHERWISE BE ENTITLED TO BY VIRTUE OF THIS
AGREEHENT OR BY OPERATION OF LAW, AND SHALL BE ITS SOLE
REMEDY FOR ANY DEFAULT BY BUYER PRIOR TO CLOSE OF ESCROW. ¢
BUYER AND SELLER HAVE PLACED THEIR INITIALS HERE (BUYER Si?“\
SELLER~ ' ) TO SHOW THEIR AGREEMENT To THE FOREGOING LIQUI: |
DATED- DAMAGES PROVISION. -
Ak

H.  ATTORNEY'S FEES.

In the event that any party to this Agreement is re-
quired to employ counsel to enforce any of the terms of this
Agreement, the prevailing party shall be entitled to recover
its reasonable attorneys’ fees and court costs incurred.

I.  COMPLETE AGREEMENT.

A1l understandings and agreenents heretofore had between
the parties are merged in this Agreement, which alone fully
and completely expresses the agreement of the parties. This
Agreement has been entered into after full investigation of
the facts by both parties and neither party has relied ¢n any

statement or representation not embodied in this document.
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J.  GOVERNING LAW.

This Agreement shall be governed under the laws of the
State of California.

K. COUNTERPARTS, HEADINGS AND DEFINED TERMS.

This Agreement may be executed in several counterparts
each of which shall be an original, but all of such counter-
parts shall constitute one such Agreement. The headings used
herein are for convenience only and are not to be construed
to be part of this Agreement. The terms "Buyer" and "Seller"
as used here1n shall include the plural as well as the sing-
ular. If more than one person or entity -is named a "Buyer"
the obligations of such persons or entities are joint and
several.

L. EFFECTIVENESS OF AGREEMENT

Submission of this Agreement for examination or sicna-
ture by Buyer is not effective as an agreement to sell the
Property, or otherwise until execution by and- delivery to
both Buyer and Seller of an original of this Agreement.

M.  TIME OF THE ESSENCE.

Time is of the essence of this Agreement.

N, WAIVER AND SURVIVAL

. The waiver by one party of the performance of any coven-
ant, condition or promise shall not invalidate this Agree-

RLR-440-CUSUMANO PURCH & SALE



21

ment, nor shall it be considered to be a waiver by it of any
other covenant, condition, or promise. The waiver by either
or both parties of the time for performing any act shall not
constitute a waiver of the time for performing any other act
or an identical act reouired to be performed at a later time.
Except as specifically provided in Paragraph 14F and 146G
above, the exercise of any remedy provided in this Agreement
shall not be a waiver of any other remedy provided by law.
The representations, warranties, covenants and agreements of
the parties contained herein shall survive the Close of
Escrow and shall not be merged into the Closing Documents.

0.  THIRD PARTIES. -

Nothing contained in this Agreement, expressed or im-
plied, is intended to confer upon any pPeérson, other than the
parties herefo and their successors and assigns, any rights
or remedies under or by reason of this Agreement.

P.  SEVERABILITY.

In case,any one or more of the provisions contained in
this Agreement shall for any reason be held to be invalid,

" illegal or unenforceable in any respect, such invalidity,

illegality or unenforceability shall not affect any other
provision hereof and this Agreement shall be construed as if
such invalid, illegal or unenforceable provision had never
been contained herein.
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Q.  ADDITIONAL DOCUMENTS.

Each party hereto agrees to perform any further acts and
to execute and deliver any further documents which may be
reasonably necessary to carry out the provisions of this
Agreemept.

R.  ASSIGNMENT: BINDING EFFECT.

Except for Assignment by Buyer to a Partnership
controlled by him or to a member of his immediate family this
Agreement is not assignable by Buyer to any other party
without the prior written consent of Seller which consent..
shall be exercised in Seller's sole and uncontrolled
discretion. Subject to the foregoing, this Agreement shall
be binding upon the heirs, executors, administrators, succes-
sors and assigns of Seller and Buyer.

S.  INDEMNITY.

The only real estate commissions in connection with the

" sale of the Property are described in Paragraph 9 and Seller

and Buyer shall defend, indemnify and hold each other free
and harmless from and against all claims and demands in re-
spect to additional commissions or finder's fees which such
indemnifying party may have incurred, The indemnity provided
for herein shall include attorneys' fees and costs incurred
to defend any claim.

The provision of this Paragraph 14S shall survive the
Close of Escrow and shall continue until the later of the
final disposition of any action to enforce same or the date
on which the statute of limitations with respect thereto has
lapsed. ’
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T.  CORPORATE APPROVAL.

It is understood that this sale nust be approved by
Seller's Corporate officers and the Finance Committee of its
Board of Directors. Seller will present this sale to its
Corporate officers for such approval. Upon the approval and
authorization by Seller's Corporate officers and the Finance
Committee of its Board of Directors, Seller shall immediately
notify Buyer. In the event that thévsale shall not be
approved as herein provided within thirty (20) days from end
of the Financing Contingency Period, Seller shall terminate
this Agreement by giving written notice of such fact to Buyer
and this Agreement shall thereupon terminate without _
liability by either party to the other and Buyer's earnest
money deposit, if any, shall be returned to Buyer by Seller
or Escrow Holder, as the case may be,

U.  TAX DEFERRED EXCHANGE.

So long as Buyer's not in Default of this Agreement,
Seller will reasonably cooperate with Buyer in a tax deferred
exchange. Under no circumstances will Seller.be obligated to
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take title to any other property as a condition of the sale
contemplated hereby or of such tax deferred exchange.

IN WITNESS WHEREOF, the parties hereto have executed this Agree-
ment as of the dates set opposite of each of their signatures.

THE PRUDENTIAL INSURANCE COMPANY OF AMERICA

Executed at Los Angeles N . .
this |1 day of BY; o N e e O
October 1988. lt( > Vice President
v N .
SELLER

Executed at §3\ T\ \LQ\

this \A day of
October, 1988. BY:
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Receipt of the foregoing instructions to Escrow Holder is acknow-
Tedged, said escrow account is accepted and Escrow Holder agrees to

hold and dispose of the funds and documents deposited in said accou
in accordance with such instructions.

nt

Date: October 2{ : 1988.

Cow\t«evce Escrow Co

By:

RLR-440-CUSUMANO PURCH & SALE



EXHIBIT "A"

LEGAL DESCRIPTION OF PROPERTY

One Hest Alameda Avenue and 812 South Flower Street

Burbank, California

The site is legally described as:

The Southeasterly 1/2 of Block 92 of the Subdivision of the Rancho
Providencia. and Scott Tract, in the city of Burbank, County of Los
Angeles, State of California, as per map recorded in Book 43, Page 47
cf Miscellaneous Records, in the ocffice of the County Recorder of said
County.

The said Southeasterly 1/2 being 1/2 the area of said Block computed to
the side lines of the adjoining streets as shown on said map.

The Northwesterly boundary line thereof being parallel with the -
Southeasterly Tine of ‘said Block 92.
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EXHIBIT "B"

. ' BILL OF SALE

KNOW ALL MEN BY THESE PRESENTS: For and in consideration of the
sum of TEN DOLLARS ($10.00), lawful money of the United States of
America, receipt of which is hereby acknowledged, THE PRUDENTIAL
I'NSURANCE COMPANY OF AMERICA, a corporation crganized under the laws of
the State of New Jersey, hereinafter designated ss SELLER, does hereby
grant, bargain, sell and convey to

hereinafter designated as BUYER, the-following described persona]
property situated at and used in connection with the real property
described in Exhibit "A" attached, to wit:

See Schedule "A" attached hereto and incorporated herein by
this reference as though set forth in full et this place.

AND Seller does covenant and agree to warrant and defend the title
to such personal property against the just and lawful claims of all]
persons whomsoever claiming by or through Seller.

IN WITNESS WHEREOF, said corporation has caused jts corporate name
and seal to be affixed hereto and this instrument to be executed by ijtg
Vice President and Assistant Secretary thereunto duly authorized, this

. DAY OF . 1988.
THE PRUDENTIAL INSURANCE CCHPANY OF AMERICA

BY:

Vice President

Assistant Secretary
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STATE OF CALIFORNIA g
$S.
COUNTY OF LOS ANGELES )

On » before me, the undersigned, a
Notary Public in and for said State, personally appeared

strument as the Assistant Secretary of the Corporation that executed

- the within instrument, and acknowledged to me that such Corporation
executed the within instrument pursuant to its by-laws or a resolution
of its board of directors, :

WITNESS my hand and Official seal. [.P. Number
Escrow Number

(SEAL)

Notary Public in and Tor said State.
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SCHEDULE "A" TO BILL OF SALE

PERSONAL PROPERTY INCLUDED IN SALE OF

THAT CERTAIN REAL PROPERTY LOCATED AT:

One West Alameda Avenue & 812 South Flower Street,
Burbank, California
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Exhibit "A"

LEGAL DESCRIPTION OF REAL PROPERTY

One West Alameda Avenue and 812 South Flower Street

Burbank, California

The site is legally described as:

The Southeasterly 1/2 of Block 92 of the Subdivision of the Rancho
Providencia and Scott Tract, in the city of Burbank, County of Los
Angeles, State of California, as per map recorded in Book 43, Page 47
of Miscellaneous Records, in the office of the County Recorder of said
County. .

The said Southeasterly 1/2 being 1/2 the area of said Block computed to
the side lines of the adjoining streets as shown on said map.

The Northwesterly boundary line thereof being parallel with the
Southeasterly line of said Block 92.
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EXHIBIT "C"

RECORDING REQUESTED BY:
AND WHEN RECCRDED, MAIL TO:

ASSIGNMENT AND ASSUMPTION OF LEASE

This Assignment and Assumption of Lease is made and entered into
this day of » 1988, by and between THE PRUDENTIAL
INSURANCE COMPANY OF AMERICA, a New Jersey corporation ("Assignor") and

("Assignee™) with reference to the folTowing facts:

A. On October , 1988, Assignor and Assignee executed that
certain Agreement of Purchase and Sale and Escrow Instructions
("Agreement") covering the sale by Assignor to Assignee of certain
real property with improvements located thereon commonly known as
One West Alameda and 812 South Flower Street, 8urbank, Ca, the
Tegal description of which is contained in Exhibit “A" attzched
hereto and incorporated herein by this reference as though set .-
forth in full at this place.

B. There is a space lease which was entered into by Assignor,
which lease Assignor wishes to assign to Assignee; Assignee
desires to assume the Lessor's obligations under such lease. A
description of the lease is attached hereto as Exhibit "B" ang
incorporated herein by this reference as though set forth in full
at this place.

Wherefore, by reason of the foregoing facts, which constitute
a part of this Assignment and Assumption of Lease, and .in consid-
eration of the mutual promises contzined herein and in the Agree-
ment of Purchase-and Sale and Escrow Instructions -referred to
above and for other valuable consideration, Assignor and ASsignee
hereby agree as follows:

1) Assignor dees hereby sell, 2ssign and transfer all of
its right, title and interest in and to the Lease, described
on Exhibit "B" attached hereto, including jts interest in the
security deposits and prepaid rents under the lease, to
Assignee as of the closing date of the above sale.

2) _Assignee_agrees.to assume_the Lessor's obligations—undep—

the lease Tisted on Exhibit “B" attached hereto and tg be
bound by all of the terms and conditions of the lease therein
agreed to be made and performed by the Lessor under such
lease as of the closing date of the above sale,
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3) This Assignment may be executed in several counterparts

each of which shall be deemed to be an original, but collec-
. tively will constitute only one such Assignment.

THE PRUDENTIAL INSURANCE COMPANY QOF AMERICA -

BY:
Vice President
BY:
Assistant Secretary
"ASSIGNOR"
BY:
BY:
« . "ASSIGNEE"

-
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STATE OF CALIFORNIA )
) SS.
COUNTY OF LOS ANGELES )
On before me, the undersigned, a Notary Pyblic

in and for said State, personally appeared
personally known to me or proved to me on the basis of satisfactory
evidence to be ‘the person who executed the within instrument as the
Vice President, and » personally known to me

WITNESS my hand and official seal.

Signature:
STATE OF CALIFORNIA )
) SS.
COUNTY OF LOS ANGELES ) .
f .
On » before me, the undersigned, a Notary Public

in and for said State, personally dppeared
personally known to me or proven to me on the basis of satisfactory
evidence to be the person who executed the within instrument as

of the partners of the partnership-that executed
the within instrument, and acknowledged to me that such partnership
executed the same.

WITNESS my hand and official seal,

Signature:
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STATE OF CALIFORNIA ;
ss.
COUNTY OF LOS ANGELES ) |

On » before me, the undersigned, a Notary Public in
and for said State, personally appeared
personally known to me or proven to me on the basis of satisfactory
evidence to be the person who executed thw within instrument as the
Vice President, and ' » personally known to me
or proven to me on the basis of satisfactory evidence to be the person

who executed the within instrument as the Assistant Secretary of the

that such corporation executed the within instrument pursuant to its
by-laws or a resolution of its board of directors.

WITNESS my hand and official seal.

Signature:

PRISA 415:
ESCROW NUMBER:

et
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Exhibit "A" to
Assianment and Assumption of Leases
Executed b )
The Prudential Insurance Companv of America
And

Lecal Description of Property

The site is legally described as:

The Southeasterly 1/2 of Block 92 of the Subdivision of the Rancho
Providencia and Scott Tract, in the city of Burbank, County of Los
Angeles, State of California, as per map recorded in Book 43, Page 47
of Miscellaneous Records, in the office of the County Recorder of said
County.

The said Southeasterly 1/2 being 1/2 the area of said Block computed to
the side 1ines of the adjoining streets as shown on said map.

The Northwesterly boundary line thereof being parallel with the
Southeasterly line of said Block 92.

"
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Exhibit "B" to
Assignment and Assumption of Leases
Executed by
The Prudential Insurance Company of America
And

Lease Description

. Tenant. - Term
1. Gleason Corporation May 1, 1980

acquired by Whittaker Corporation

%
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EXHIBIT "p"

_ ESTOPPEL CERTIFICATE

Charles P. Cusumano,

or his Successor in Interest

101 South First Street, Suite 400
Burbank, California 91582

Re: Lease dated: May 1, 1980
Between: The Prudential Insurance Company of America, Landlord

hittaker Industries, Ltd., Whittaker Metals Corporation,
Tenant, as successor in interest to Gleason Corporation.

On Premises located and addressed as:
One West Alameda and

812 South Flower Street

Burbank, California (the "Premises™)

Gentlemen: -

The undersigned, as Tenant under the subject Lease, knowing that you will
rely upon the accuracy of the information set forth herein, hereby certifies
as follows:

1. That it has accepted possession and is now in occupancy of the
Premises of tgg subject Lease;

2. That the Lease is presently in full force and effect and there
have been no amendments, modifications, alterations or other
agreements respecting the Lease except as follows: Original
tenant under Lease dated May 1, 1930 was Gleason Corporation;
Lease assigned to Tenant January 5, 1982, along with Lease
Guarantee by Whittaker Corporation of January 5, 1982; sublease
of One West Alameda to Western Studio Service, Inc. on February .
23, 1988, and sublease of 812 South Flower Street to Peterson
Fire Protection, Inc. on July 1, 1988. The undersigned agrees
that it will make no further amendment, modification, alteration
or agreement respecting the Lease without your prior vwritten
consent.

3. That there are no offsets or credits against rentals, that there
.are no claims.or_defenses_to_enforcement_of_the Lease, _that_no

rentals have been prepaid, that no periods of free rentals are
applicable to the term of the Lease, except as follows: (If
none, insert "None")

RLR-442-CUSUMANO EXHIBITS
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4. That the term of the Lease is for 15 years. The primary Lease

. term expires April 30, 1995;
5. (a) That the monthly rental is $55,943.76 and rent has been
paid to » 1988.

(b) The undersigned is responsible for all operating expenses
and taxes with respect to the Premises during the Lease Term..

6. That the undersigned has paid to Lessor a security deposit of

7. That none of the following events have occurred- (a) the filing
by or against the undersigned of a petition in bankruptcy,
insolvency, reorganization or an action for the appointment of a
receiver or trustee; or (b) the making of an assignment for the
benefit of creditors;

8. That the undersigned shall not Took to you, your successors
or assigns for the return or credit of the security deposit
or prepaid rent, if any, unless said monies have been
transferred to you; and

. 9. The person(s) executing this Letter is/are duly authroized
and empowered in all respects to do so on behalf of the
undersigned.

Dated this day of » 1988,
‘ WHITTAKER CORPORATION
By:
i
By:

RLR-442-CUSUMANO EXHIBITS



Exhibit "B"

LIST OF SERVICE CONTRACTS

NONE

- ™
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Exhibit "¢

LIST OF WARRANTIES AND GUARANTEES

NCNE

.

by

15
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YR, CHAIRYAN:

OUR EIGHTH ITEM IS A PROPOSED PURCHASE FOR PRISA OF A SINGLE TENANT
INDUSTRIAL FACILITY IN A LARGE ESTABLISHED MARKET IN THE LOS ANGELES

AREA,

WE RECOMYEND THE PURCHAGE. FOR AFEBERTAENEN

DONALD M. DAVIS
MARCH 25, 1980
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INTRA-COMPANY

THE PRUDENTIAL INSURANCE COMPAN. OF AMERICA

Date March 25, 1980
To Mr. H.C. Connor, Reg. V.P., REQ :

Los Angeles R.E.1.0. subjec PRISA 00 415
$5,000,000
From Stephanic Downey, Associate Manager Burbank, California

Real Estate Investment Department, Corporate

Above case authorized by the Finance Committee on March 25, 1980.

cc: Western Region
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L REAL ESTATE INVESTMENTS '

MEMORANDA SUBMITTED TO FINANCE COMMITTEE FOR CONSIDERATION_March 25, 1980

The proper

rized to tha in this casa, C of this suthort Is subjagy

1t of the ore
t0 the spprovel of the Low Department. SF

AUTHORIZED BY FILARL: O
THE PRUDINDAL BS CC. &

PURCHASE OF REAL ESTATE FOR
PRUDENTIAL'S PROPERTY INVESTMENT SEPARATE ACCOUNT

Burbank (Los Angeles County), California

e

Investment:
Proposal:

Property:

Location:

Rental and
Occupancy:

Projected
Operations:

Competition:

$5,000,000
To purchase two existing industrial buildings for $5,000,000, all cash.

A reinforced concrete tilt-up industrial building, completed in 1953,
containing 120,000 square feet, and a 17,300 square foot brick building,
completed in 1948. The site contains about 4.71 acres and provides
parking for 80 cars.

Approximately seven miles north of the Los Angeles central business
district in the established community of Burbank. An extensive freeway
system provides good access to the Los Angeles metropolitan area.

The entire property would be leased to Gleason National Corporation
(credit brief attached) for a term of 15 years at an annual net rental of
$500,000 ($3.64 per square foot) with rental escalations in the sixth and
eleventh years. The rental in the sixth through the tenth years would be
the greater of the rental in the preceding five years or that rental
adjusted by the consumer price index with an upper Timit of $805,260
($5.86 per square foot.). A similar rental adjustment would be made in
the eleventh year with an upper limit of $1,296,875 ($9.45 per square
foot.) The Gleason lease would provide for one, five-year renewal option
at the then market rental.

Average Annual Net Income Annual
Year-End Net Rental Before Depreciation Return On
Year Occupancy Per Square Foot and Income Taxes Equity
1980 100% $3.64 . $500,000 10% (1)

(1)} Annualized

There are approximately 15,300,000 square feet of competitive industrial
space in the Burbank-Glendale market area which is virtually 100% occupied.
There is no additional land in the market area available for development.
Average net rental rates range from $2.80 to $4.30 per square foot.

E8
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REAL ESTATE INVESTMENTS"

MEMORANDA SUBMITTED TO FINANCE COMMITTEE FOR CONSIDERATION_March 25, 1980

The p!

raper oftl 1
to the spproval of the

e C are o it the i this case. C of this euthort Is suby}
Lew Department, SF

Seller:

Appraisal:

Estimated Return
on Investment:

Recommendation:

PRISA Q0 415

Gleason National Corporation (a Wisconsin corporation). No previous
experience.

Land $2,462,000 ($12.00 per S. F.)
Buildings 2,518,700 ($18.30 per S. F.)
Site Improvements 19,300
TOTAL (3-10-80) $5,000,000

10.0% initial return on investment.

12.00% yield on a 15-year ownership basis. (This calculation is based on
the estimated cash flow during the period from our initial investment to
the end of 15 years and assumes a 10% reinvestment rate for all cash flow
and a sale at the end of this period at the then estimated market value
of $7,500,000.)

That the Real Estate Investment Department be autorized (for PRISA) to:

(1) Purchase the land and improvements for an amount not to exceed
$5,000,000,” a1l cash, as outlined in this memorandum; and

(2) Expend such sums as may be necessary for legal, accounting and other
expenses incidental to the closing of this transaction.

Los Angeles Real Estate Investment Office

T.B. Malone

E8a



Application

Number: PRISA 00 415

Company:

CREDIT BRIEF

Gleason Corporation (a Wisconsin corboration) is engaged in the manu-

facture of materials handling equipment, shopping carts and tubular

basket carriers. -

Balance Sheet:

Assets

Cash $ 3,738
Receivables 8,219
‘Inventories 10,683
Prepaid Expenses 249
Cther 111

Total Current Assets $23,000
Net Plant -6,106
Other 380

Total Assets $29,486

Net Quick Assets

Net Working Capital

Tangible Gross Worth

Long Perm Debt % Tangible Gross Worth

Income Accounts (000's omitted):

_ June 1979 (000's omitted)

Liabilities & Equity

Notes Payable
Accounts Payable
Income Taxes
Accrued Liabilities
Other

Total Current Liabilities

Deferred Taxes
Long Term Dedbt
Common Stock
Contributed Surplus
Retained Earnings
Total Liabilities
and Worth

$ koo
2,557
33

9Tk

.079%

Oper Net Inc. Bef. Prop. Max Int.

Prof. Net Inc. Int. + Rents ¥ S/F & Rents

Bef. Bef. Int. $6,070 605

Dep. Rents Bef. After X Earned
Fiscal 4 Income After Inc. Inc. Bef. Aft. Fet
Periods Net Sales Sales Depr. Taxes Taxes Tax Tax _ Depr. Depr. Inc. Piv.
6-30-T9 $49,117  15% $567  $5011 $T,u3h 13 12 13.2  12.3 $6827 $e61
6-30-78 42,181 174 W80 3463 3,535 115 60 6.6 5.8 3413 Lok
6-30-77 39,026 18% 384 3456 3,475 114 57 6.4 5.7 3316 -0
6=30-76 32,163 1% 350 2401 2,528 81 h2 h.8 h,2 2448 112
6-30-75 24,218 16% 345 1Tkl 1,786 58 29 3.5 3 11086 -

1) Lov income tax in 1979 resulted from the overpayment of estimated taxes during 1978
and 1979 by some of the company's divisions.

Company Financial Statements

Sgurce:

E3i



Prudential

Real Estate Investment Office

Application Rider

Cass No.

Los Angeles PRISA 00 415

Date . . ol e

Printed in US A

Conveyance of the property shall be made pursuant
to a purchase contract with a purchase price

of $5,000,000 satisfactory in all respects to
Prudential, which must be entered into on or
before June 4, 1980.

Fee simple title to the property will be conveyed
free and clear of all defects, liens and encumbrances
except:

a. Such existing tenant space leases and amendments,
supplements or modifications thereto, as
shall have been approved in writing by Prudential
prior to closing.

b. Easements which shall have been approved
in writing by Prudential.

¢. Ad valorum taxes, a lien not yet due and
payable.

d. Other matters of record approved in writing
by Prudential.

All matters including, but not limited to, taxes,
rentals. and operzting expenses shall bo:.fro ratdd ay of
date of closing. ~ Seller must pay a11 special assessments
in full prior to closing.

Seller shall enter into a net lease with Prudential
for the entire property. The lease shall be
satisfactory in all respects to Prudential and
shall include, but not be limited to the follow1ng
terms:

a. Term: 15-years, commencing at the
close of escrow. One S5-year
renewal option.

Rider approved BY . .o v e oo e e e

Comb 21804 Ed 12.77



/ Application Rider

Page 2 of 6

Real Estate Investment Office Case No.
Los Angeles PRISA 00 415
b. Rental: $500,000 per annum payable monthly

in advance at $41,667 per month
("base rent"). Commencing with
the start of the sixth year

of the lease, the monthly rental
shall be the higher of (a) the
base rent or (b} the base rent
as adjusted for changes in the
Consumer Price Index subject

to a ceiling of $67,105. Commencing
with the start of the eleventh
year of the lease, the monthly
rental shall be the higher of
(a) the monthly remntal paid
during the preceding five years
or (b% the monthly rental paid
during the preceding five years
adjusted for changes in the
Consumer Price Index subject

to a ceiling of $108,073.

The rent for the renewal period
shall be at the current market
rents, as determined by Prudential.

c. Expenses: The tenant shall be responsible
for paying all real estate taxes
or levies in lieu of real estate
taxes; all insurance, including
fire and extended coverage at
100% of replacement cost, earthquake
insurance at 90% of replacement
cost and 1liability insurance
in at least the amounts of $1,000,000
bodily injury; $2,500,000 per
occurrence and $250,000 property

Date .. .. et ool RGN APPIOVE BY - e e e oo e e

Printed in U S A.
Comb 21804 Ed 12-77
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Application Rider

Page 4 of 6

Real Estate Investment Otfice Case No.
Los Angeles PRISA 00 415
c¢) Satisfying Prudential with respect to Condition

d)

e)

f)

g)

#10.
Seller
100%
Document Preparation
Seller
100%
Title Insurance
Seller
100%
Surveys
Seller
100%
Other - Escrow
Seller Prudential
50% S0%

Other - cost of recording the deed - Prudential
100%.

7. The Improvements are to be in good repair and

Date e e

Printed in U S.A.
Comb 21804 Ed 12.77

Rider approved by ...
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Mdenilai Application Rider

Page 5 of 6

Real Estate Investment Office Case No.

Los Angeles PRISA 00 415

Date ...

Frinted in U S A

free from structural defects. Prudential may
verify the physical condition of the improvements
by having an inspection conducted and having

a report prepared by a licensed engineer chosen
by Prudential. In the event such report contains

a finding of a defect or need for repair, Seller
shall, at its sole cost, rectify such defect
or make such repair prior to date of closing.

(a) If the improvements shall have suffered damage
or destruction prior to the closing date,
Prudential shall not be obligated to purchase
unless prior to closing date the damaged
or destroyed improvements have been restored
or replaced in a manner satisfactory to Prudential
or arrangements satisfactory to Prudential
in its sole and uncontrolled opinion, have
been made for such restoration or replacement.

(b) If the property or the improvements are the
subject of any eminent domain or condemnation
proceedings (actual or threatened), temporary
or  permanent, partial or total, Prudential,
at its option, shall not be obligated to
purchase the property.

Seller must furnish, immediately prior to closing,
satisfactory up-to-date financial information

as Prudential may require about itself, including

but not limited to current audited or certified
financial statements. If such information shall
indicate that its net worth at time of such statement
is more than 20% below the net worth represented

to Prudential in the negotiations leading to

Rider approved by . .

Comb 21804 Ed 1277



i Application Rider

Page 6 of &

Real Estate investment Office 2 No.
Los Angeles PRISA 00 415

the entering inte a purchase contract or if there
is filed by or against if a petition in bankruptcy
or a petition or answer seeking assignment for

the benefit of creditors, the appointment of

a receiver, trustee, liquidation or dissolution

or similar relief under the Federal Bankruptcy
Laws or any state law, then in any such event
Prudential may cancel the purchase contract at

its option

and, if it elects to cancel, shall be entitled

to the return of all sums deposited by it thereunder
on account of the purchase price and both parties
shall thereupon be relieved and discharged of all
further liability under the purchase contract.

10. Seller shall furnish Prudential with satisfactory
evidence at least ten business days prior to
closing that the improved real estate meets all
building, zoning and environmental laws (''Land
Use Requirements"). Such evidence shall include
but will not be limited to an affidavit from
the Seller stating that the improved real estate
complies with all Land Use Requirements.

11. Seller shall defend, indemnify and hold Prudential
harmless from and against any claim for brokerage
commission made in connection with this transaction
and any leasing brokerage commission in connection
gith leases encumbering the property at the closing

ate.

Date ..o e vt e e Rider 8pproved BY ... oo vt e e e e e et e e e e

Printedin US A
Comb 21804 Eg 12-77
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LOS ANGELES

Applisnt Gleason Natlonal REIO.
apprarsar, or 0ne Al ameda Ave. and 812 Flower St., Burbank, CA. Caso No
BASEMENT (Rented as. BPNCE)
eg. ft. @ 8. —bg. ft. paryear = . . . . . . . . . .. 3 FS—
Less % andrent1ossof . . . - . . o v e e e e s e e e e e e e -
Estimated bagemeatincome . . . . . . - e PR T T LR B |
GROUND FLOOR (Rented 8 I'ndustrial/bffice . s
S/t it ) e s 596,800
‘37.300 sq. 1t. @ % l!.35 jq.u,)pam . o
Lew.. 0 o vacanoyendrantlossof . . . ... oo e s e s sm e et e s g -0- .
Estimotod ground 00T D0OME  « + - « -+« + e s e e e e e e e s__ 596,800
UPPEK FLOOR (Rented as apace) to floors inel.)
I e 8q. 16 @ 8 - pq.ft.peryesr = . - . . . . - .. . [ ———
Lera__._ r To VEOBDOY and rent 1088 0F . . . - 4 . . e e s e e e s e n e e €.
Estimated Uppes SOOI IMCOINE - . & o v o v o v e s s st o n ot ommn e s oo s soon s mo o mt s [ U,
ROOMS/BEDS  (Rented 23 eevererren ~5pace) incl. employees ap ble for regular Ye vean e .
O] Unfurnished Ol e cay
1 Fumnished [ J— O per month, 3= per sq. ft. per yr. b
Less % voandrent1os8 0f . . . . . . . - s v e e e e s e s e e e [ S
Estimated roam/bed INCOME | . . . . . . . o o+ o o o o v 4 e e am v o= e e wsoee e e e e s e e 3 e
GARAGES OR PARKING AREA
Bpaces @ 3 month 8g. ft. @ & saq. It &
less.. Y vacancyandrentlossesof . . . . . . . ... L e e e e e .
Esti d OTparkingATEa INCOME. . . o« « + + « « o o = ¢ o = = o s = = s o f oo e s s e s se e e S
INCOME FROM OTHER SOURCEE (Ttemise) . . . . . « « o » + ¢ o« o o o v o o o s o o Ee e e [
8

TOTAL ESTIMATED ANNUAL COLLECTIBLE INCOME AFTER VACANCY RENTLOSS. . . . ... ...

ESTIMATED ANNUAL OPERATING CHARGES
ESTIMATED ANNUAL FIXED CHARGES

{~—8._ % of collectiblc income) . — g‘I.SOO
(10 % of colectible i ). . ..8_092,

B0 P T —

ESTIMATED ANNUAL OPER. AND FIXED CHARGES  (_16__ % of colkcetible income) . . . . - = »+ - « - - - s___ 96,800
ESTIMATED ANNUAL NET INCOME BEFORE DEPRECIATION . . . . ... . ... e e e ¢ 500,000
OVERALL CAPITALIZATION RATE SELECTED
k] Based on Comparable Property Sales.
[ From Ellwood Tables Based 0n @ ...ccovveeaene % Loan Ratio for a Term of .......... ¥IL;
15 yr. Projection Period with a ............... % Bquity: Yield, ...ovcececeree % Mortgage
Interest Rate, and ......cceeeresn % (Appreciation} (Depreciation).
CAPITALIZED @ 10 %= ... .......... $ 5,000,000
LESS: VALUE OF NON-REAL ESTATE ITEMS: . .. .. s
ECONOMIC VALUEOF REALESTATE . . . . . o v v v v o v oo et v o ot o m oo oo e s e s ot s s e s oy ,000,
PRESENT PHYSICAL VALUE (Sound Value)
x a@s _#f  or_205,170 sq.1. @8 12.00 s fn LAND 82,462,040
= @s £ or sq. 1t @8 8q. ft. ]
it @& ou. ft or._120,000 sq.ft @8 18.60 sq m. BUILDING $2,232,000
outt. @ 8 on tt. or__17.300 sq.ft. @ 8 16.57 eq.ft. BUILDING s 286,710
on. tt. @ & ou. fi. or_.55,000 sq.1t. @ 8 .35 q.ft. PFL $ 19,250
TOTAL (8 5,000,000
APPRAISAL OF LEASEHOLD
Estimated anmual net income (before depreciation) . . . . . . . . o o o b 0 e h e e e s s e e s e e e H
Lospannusl ground Pemb . . . . .« .+ 4 s e 4 e s e e 4 e s e s s b e e e e e e e b e e s s
Annualnetrotwrn onleasehold . . . . . . . o L e b b e e e e f e e s e e e e e e e e e e e e e e S
Less interest on building value and Non Res! Estate Itemas ($. @ L S [
Netgainonleasehold . . .. « .+ v v v o b e e e et e e e e e e e v e e e s e e e e e s e e e $
Present value of net gain: { ity plan: years remaining life of leasehold dissounted
at. % = & X. ) T T S $
Pluspresant value of building . . . . . . . . . . . ..o s e e e e e e e e e s ]
. Value of l;uaehold eatate OQUELY . . . . . . o e e o oo e e e s e s nne e s s s o coe s e |3
NO NET GAIN —-Annual Net Return on LEASEHOLD, CAPITALIZED @ B2 e e e e 3
LESS: VALUE OF NON-REAL ESTATE ITEMS: $
VALUBOF LEASEHOLD ESTATE EQUITY. . . . . ¢ 4 st v o ot e e o ot oo t 6 o o s a o v s o o3 o o s s e ’ 3
PRESENT MAREET VALUE
. @8 ft. LAND 3
1. @ $ fs. ]
SAME AS, PHYSICAL VALUE @3 ft. BUILDING 3
ft. @ & | { S [
ft. @ 8 #t. PFL ]
. TOTAL _ [$6,000,000
REMARES,
Ratio Loan to: RECOMMENDATION Loan$ Term Rate %
B io Value, % or Puschase $ 5,000,000 Leesc Term Yietd %
Physical Valus....oooriee— —— % Rental Payment:.eceseresssssonsss .

Per Month .4, . ear
T e L B Gt
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APPLICATION. BUMGER

LOCATION AND TYPE OF PROPERTY 4, Ti,zuf CONCPETE n\DuUsSTRIAL BLDG [ 4 Beick

. SOCIAL-ENVIROMMENTAL QUESTIONNAIRE

% USE  RUiLDIiNg

4N
One Hameda fvefua, 812 Flowee Staat  Bukbonk, (ol

- Is an Environmental Impact Statement required?

.practices?

- PROPOSED CONSTRUCTION

’

If yes, does it have any negative aspects?

Is there significant opposition that should be evaluated
in connection with this proposed development?

Does the design include prudent energy conservation

' If not, can the design be corrected?
Hi1l .this property cause water, air, noise or scenic

pollution or create substantial traffic congestion,
sewer disposal problems or burden existing schosls?

- EXISTING CONSTRUCTION

Does the proﬁerty violate any existing .governmental
regulations? - .

* .
»

Does the‘property cause pollution that cannot be eco-
nomically corrected?

Does operation of the prOperiy unnecessarily waste energy? -

_If yes, can a progrém be economically implemented?

Are discrimimatory practiceé used by tenant associations
involved with the property?

OWNER/APPLICANT

Will this investment involve individuals or cdmpénies vho:
- Have controversial EEO records?
Ménufaéture a controversial product?
Have controversial environmentai records?
Is the Owner/Applicant in violation of any OSHA, EPA or
EED reguiations?

SOCIAL CONSIDERATIONS

Does this investment have socially desirable aspects that
should be considered in connection with its authorization?

Explanotions should be attached to this questiennaire.

NNV RN
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March 13, 1980

Paul D. Rubacha
Director, Real Estate Overstions
CORP

Corby G. Gage :
Asso. Investment Maneger
Los Angeles Real Estate Investment Office

In the recent case submission for the Technibilt buildings, One Alameda
Avenue and 812 Flower Street in Burbenk the following information was
oritted:

Customer Principals: A. L. Kotler, President
Barry Kotler, Vice-President
Gleason National Corporation
4605 Lankershim Boulevard Sulte 710
North Hollywood, California 91602

Prudential Prineipal: Corby G. Gage
Associate Investment Manager

Enclnsed is a copy of Stan Kresky's engineering report on the improvements.

(}{bQACE 5&4&,
ARNARRARN

CGG:er
Enclosure

LU LIG DUuLIL. LILG wvouLuia A'AGUNG] 43 a wa juvi
east-west artery running the length of the San
Fernando Valley and east to the San Gabriel Valley.

Burbank is an established, stable community with
distribution and manufacturing industry. The
area is rail-served, as well as being served

by 22 major truck lines. The Hollywood-Burbank
Airport is 3 miles northwest of the site.

Due to its proximity to the Los Angeles Freeway



PROPERTY -SITE:

%
7

system, the site has an excellent location to

draw from the greater Los Angeles labor market.
Skilled, unskilled, technical and managerial personnel
are available from East Los Angeles to the San
Fernando Valley without requiring a lengthy commute,

The site consists of 2 contiguous level parcels.
The larger parcel (containing 175,550 sq. ft.)
(4.03 acresg, is generally rectangular, and has
frontage on both Alameda Avenue and Flower Street.
Plot coverage is 68%. The site is improved with
55,000 sq. ft. as asphalt paving. On-site parking
is provided for 80 cars. Access to the site

is through 2 driveways located between the two
buildings on Flower Street. Although the number
of existing parking spaces is below the current
requirement of 1 per 500 sq. ft., it met the
requirement at the time it was built.

The smaller rectangular-shaped parcel is 29,620
sq. ft. (.68 acres) and fronts on Flower Street.
Plot coverage is 58%.

Electrial power and water are provided by the

City of Burbank-Public Service Department. Southern
California Gas Company supplies natural gas and
phone service is provided by Pacific Telephone
Company.

Pro i = general manufacturing

zone, permitting office, commercial and industrial
uses. The site could easily be rail-served due

to the existence of Southern Pacific rail tracks
abutting the boundary of the property.

The area surrounding the property is zoned for
industrial use as is the majority of land on
either side of the Golden State Freeway in this
area. The general use of the area is for light
manufacturing and warehouse/distribution.

Building Improvements

The improvements consist of a 120,000 sq. ft.
rectangular tilt-up concrete industrial building
built in 1953 and a 17,300 sq. ft. brick office-
warehouse building, built in 1948,

—r

The tilt-up concrete building measuring 300 ft
by 400 ft., includes 6,000 sq. ft. of office
space and an additional 750 sq. ft. of mezzanine
office space. The walls are steel-reinforced
concrete tilt-up panels. Floors are 6" thick
poured concrete. Ceiling clear height is 21
feet. The roof is of asphalt and rock with a
2-inch tongue and grove deck, supported by fabricated
steel trusses. All columns are steel I-beams,
and bay areas are 60 feet by 20 feet.
—— 7 eF TEER

The building is fully-sprinklered including all
storage areas, T P irwells, with
normal hazard capacity. There are three dock

high truck doors and 3 12-foot grade level loading
doors, with 9 inch concrete slabs in the loading
areas. Flourescent lighting is employed throughout
the building. There is a 480-volt, three-phase
system, with a 6,000 amp capacity.



There are restroom facilities for both men and
women on both sides of the plant. There is also

a first-aid facility. The 6,000 square feet

of office space is fully air-conditioned with
dE6ﬁEfTEiI_fTTE‘tE¥TTiﬁgjﬁiﬁa_EE?pEted'fﬁ?iﬁghout.
There are men's and women's restroom facilities

in the office area. Attached to the larger building

is a small maintenance shop and a lunch room
with a capacity of 80 people.

The smaller brick building, containing 17,300
square feet is improved with approximately 50%

i a. The office area is fully air-conditioned,
entirely carpeted, with acoustical tile ceilings
of 8 feet clear height. This area is equipped
to house computer operations and there is a full-
size walk-in fireproof vault for record storage.

A lunch room and restoom facilities are in the
office area. The remainder of the building is
used for light assembly, with ceiling clear height
of 18 feet.

In addition there is a metal shed storage area
and a 30'x41' air conditioned engineering office
area behind the brick building. There is enough
existing electrical capacity for this building
for the entire space to be improved as office
area.

The building complies with all zoning ordinances
in affect at the time it was built. The general.
st i i< good. B p
is = i i
maintained.- Since it was constructed in 1953,
it was built according to good specs. Stan Kresky, o

Chie nstruction Engineer, has inspec [ k.
building and maintains that it is in sound condition.

HVAC: HVAC is provided by roof-mounted equipment.
Gas-fired boilers provide heating for the office
and manufacturing areas. This heating system
for the manufacturing area is supplemented by
3 ceiling-mounted unit heaters. Cooling for
the office areas is by means of roof-mounted
air-conditioning units. Evaporative coolers
provide cooling for manufacturing areas. The
areas are ventilated by cooling fans.

SEISMIC

INFORMATION: The closest fault to the site is the San Fernando
Fault System. The 1971 San Fernando earthquake
(6.5 Richter, VIII Mercalli), with its epicenter
10 miles from the site, caused no damage to the
building.

MARKET ANALYSIS

§ COMPETITION: Because of Burbank's central location and proximity
to the San Fernando Valley, the San Gabriel Valley
and the Los Angeles Central Business District,
it is ideally suited as both a distributing and
manufacturing center.

There are approximately 1350 acres in the city
limits zoned for light and heavy industry. Included
in this acreage are five industrial parks. The

city currently has three redevelopment projects
underway, one of which is the Golden State Redevelop-
ment Project, zoned for industrial use. Since

1973, 1.2 million sq. ft. of industrial space

has been built within this Redevelopment Project.

The industrial area surrounding the site is in



OCCUPANCY
& LEBASING:

Y a—

A,

%
b

the Hollywood-Burbank Airport influence, which
includes the cities of Burbank and Glendale.

This is one of the older industrial markets in

the Los Angeles area, containing approximately
15,300,000 sq. ft. of industrial buildings greater
than 10,000 sq. ft. in size. ere i

available for development other than an occasional
re- elopment project.

Burbank's chief competition is provided by the
following areas in the West Region of the San
Fernando Valley, 15 miles west of the subject.
This industrial area is very large, containing
40,900,000 sq. ft. of space. Unlike the East
Valley (Burbank included), this area appeals

to warehousing, light manufacturing and R + D
users. Continued competition has come from the
San Fernando Valley as development continues.
However the high of cost of land assures that
competing rents will remain high. Burbank remains
able to maintain its competitive advantage over
West San Fernando Valley in terms of lower
rents and a more centralized location.

There is very little activity in buildings of
over 25,000 sq. ft., due mainly to the shortage
of supply. Recent rentals in the area range
from $2.86 to $4.32 p.s.f. per year net, depending
on size and age of building. 1In the past two
years, rents have been rising faster than the
Consumer Price Index. Occupancy rates in the
Burbank-Glendale area are approximately 99%.
The area remains strong, with values increasing
through rental and building cost increases, as
well as shortgage of available land.

The entire property is currently being occupied
by Technibilt, a subsidiary of Gleason National.
Technibilt utilizes this facility for the assembly
of grocery store shopping carts. A condition

of sale is that Gleason leaseback the entire
property for Technibilt's operations. The lease
is to be for 15-year period, commencing at the
close of escrow. There is also one 5-year renewal
option. The rent will be $500,000 ($3.64 sq.

ft.) per annum payable monthly in advance at
$41,667 per month/(base rent). Commencing with
the start of the sixth year of the lease, the
monthly rental shall be the higher of (as the

base rent or (b) the base rent as adjusted for

changes in the Consumer Price Index subhject to

a ceiling of $67,105 (10% cap/yr). Commencing
with the start of the eleventh year of the lease,
the monthly rental shall be the higher of a)

the monthly rental paid during the preceding
five years or b) the monthly rental paid during
the preceding five years adjusted for changes

in the Consumer Price Index subject to a ceiling
of $108,073 (10% cap/yr). The rent for the renewal
period will be at the current market rents, as
determined by Prudential.

The tenant is to be responsible for paying all r
real estate taxes; all insurance, in amounts )
specified by Prudential; all items of maintenance !
and repair, including structural and roof repairs
and replacement; and all utility charges. {

VY



MANAGEMENT
& LEASING:

PROJECTED
OPERATIONS:

MARKET VALUE

APPRAISAL:

PRUDENTIAL
ACTIVITY IN
THE AREA:

ESTIMATED
RETURN ON
INVESTMENT:

COMMENTS:

For the fiscal year ended in June 1979, Gleason
National reported profits of $6.8 million on

sales of $49 million and a net worth of $25 million.
The credit report on this company is favorable.

No outside management firm will be required for

the management or leasing of this property, due

to the 15-year fully net lease by Gleason and

its proximity to other property owned by Prudential.

Average Net Income Bef.

Annual  Depreciation
Net Amortization Annual
Average Per Sq. and Return

Year Occupanc Foot Income Taxes On Equity
1980 Igﬁi $3.64 $500,000 10%
Land: 205,170 s.f.  ($12.00 per s.f.) 2,462,040
Buildng: 137,300 s.f. ($18.34 per s.f.) 2,518,710
P.F.I. 55,000 s.f. ($ .35 per s.f.) 19,250

5,000,000

Total (March 10, 1980)

Comparable land prices in the area range from
$7.64 to 11.70 p.s.f. (see Comparable Land Sales
Exhibit). Comparable rents range from $2.86

to $4.32 net p.s.f. per year (see Comparable
Rentals Exhibit).

Prudential owns the Grand Central Industrial

of Glendales; imately one mile southeast 7
of the site. The Park has a total of 1,920,000 = [ %
square feet of industrial space at an investment < ..
cost of $21,700,000 expended the end of 1976.

The 1979 year-end updated appraisal valued the
property at $33,600,000. I.P. 173, with a total

area of 525,376 Sq. Ft. is located on San Fernando
Boulevard in Burbank. Property is improved with

a tilt-up concrete building, a service station,

and 2 1l-story wood-metal clad factories. Investment
cost is $820,252. The most recent appraisal

valued the property at $2,281,000,

10.0% initial rate of return to be realized in
the first full year of ownership.

12.07% modified before tax yield over a 15-year
holding period, assuming a sale at the end of

15 years at the market value of $7,500,000.

8.51% modified after-tax yield.

14.04% modified pre-tax equivalent.

The property is well-located in a strong industrial

area and is leased for 15 years to a good credit
tenant.



RECOMMENDATION: That the Real Estate Investment Department be
. authorized to:

1. Purchase the subject land and improvements
for $5,000,000 all cash.

2. Expend such sums as may be necessary for legal,
title, tax, research and other expenses incidental
to the closing of this transaction.

C%fﬂbi. 8. Goae
Corby GQ Gdge (§ ©
Associate Investment Manager, R.E.O.

iCetre X >4 s eutezan
Robert U. Shaifenberger N
General Manager, R.E.O.

Concur:

H. €. Connor
Regional Vice President,
R.B.O.

Date

3, //,/ <

Los Angeles Real Estate Investment Office



PHOTO EXHIBIT
SUBJECT SITE AND STREET VIEWS SURROUNDING SITE
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Looking North at South
Corner of Building from
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and Flower.
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Looking East at Building
from Flower Street.




PHOTO EXHIBIT (Continued)
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Looking Northeast at
17,300 s.f. Building from

Flower Street.
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Looking Southwest down
Alameda Avenue from
Al ameda.

Looking North Down Flower
Street from intersection of
Alameda and Flower.

WED ENTERPRISES
1%00-1420 Flower St.
Glendale, California.




PHOTO EXEIBIT (Contimued)
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AGFA-GAVAERT
1025 Grand Central Ave.
Glendale, California.

ATRCRAFT TANK SERVICE
8655 Tamarack
Sun Valley, California.
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CATALINA PLASTICS
1245 Flower
Glendale, California.




PHOTO EXHIBIT (Continued)
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905 Allen
Burbank, California.

g

San Fernando/Pacific Blvds.
Glendale, California.

162 West Verdugo
Burbank, California.




PHOTO EXHIBIT {Continued)

st~ FOAM SALES AND MARKETING
1311 Airvey
Glendale, California.
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ANALYTICAL 197
BE SURE NAME, BUSINESS AND
RDDRESS MATCH YOUR FILE.

ANSWERING
INQUIRY

257525(3)@185 REPORT MAtT NOUt B8 REPRODICID 38 WHOLF OR IN FART 1N

t

MAR 30

PPRATSE

DUNS: 00-835-4276 1979 SUMMARY

TECHNIBILT CORPORATION RATING -
(SUBSIDIARY OF GLEASON MFR MATERIRLS FORMERLY
CORPORATION, MILWAUKEE, WI) HANDLING EQUIP, 31

SHOPPING CARTS, STARTED 19

BOX 6519 SAFETY CONES, HOME PAYMENTS SE ELOUW

1 W ALAMEDA ST & ARUTO MATS & SALES $1 00,000

AND BRANCH(ES) OR DIVISION(S) STEERING WHEELS & EMPLOYS 55 30 HERE)

BURBANK CA 91502 RUBBER & PLASTIC HISTORY CL

TEL: 213 3849-3171 MOULDING
SIC NOS.
34 29 25 99

CHIEF EXECUTIVE: AARON L KOTLER, PRES

PAYMENTS (Amounts may be rounded to nearest figure in prescribed ranges)
REPORTED PAYING HIGH NOW PRST SELLING LAST SALE
RECORD CREDIT OWES DUE TERMS WITHIN -
7779 1) 1000 -0~ -0-
6/79 Disc 1000 1000 ~0- Regular terms
Ppt 2500 2500 -0- N30 1 Mo
Ppt 2500 2500 -0- N30 1 Mo
Ppt 1000 1000 -0-
Ppt 250 -0- -0- N30 6-12 Mos
Slou S5 20000 10000 -0- N30 1 Mo
5779 Disc 5000 -0- -0~
Disec 750 -0- -0~ 4-5 Mos
Ppt 2500 -0- Regular terms
Ppt 250 -0- -0- 2-3 Mos
Ppt 100 100 ~-0- 1 Mo
Ppt-Slow 45 100 -0~ -0- N30 4-5 Mos
4,79 Disc 7500 -0- -0~ 1 10 N30 4-5 Mos
Ppt 1000 -0- -0- 6-12 Mos
Ppt 250 -0- -0- 4-5 Mos
Ppt 50 50 -0- 1 Mo
Ppt-Slou 15 100 -0- -0- 6-12 Mos
3779 Disc 7500 5000 -0-
Dise M 750 750 -0- 1 10 X30 1 Mo
Ppt 1000 1000 50 1 Mo
Ppt 250 N30
Ppt 100 -0~ -0- 2-3 Mos
Ppt -0- -0-
Ppt-Slou 110 2500 -0~ -0- 4-5 Mos
2779 Ppt 250 -0~ -0- N7 2-3 Mos
Ppt-Slow 60 2500 250 -0~ N7 1 Mo
1779 Ppt 5000 ~-0- -0- N30 6—12 Mos
Regular texms.
Ppt -0- -0- 6-12 Mos
12778 Ppt 50 ~-0- -0~
10778 Slow 15 100 -0- -0- 1 10 N30
(32) 200000 -0- -0- N30
(33) 200000 -0- -0- 1 10 N30
8/78 Ppt 750 -0~ -0- 6-12 Mos
Slow 15 100 ~0- -0-

On 09,/28/78 Arron Kotler, president, stated that instances of
repoxrted trade slowness aze due to special arrangements and special
terms on seasonal datings.

BANKING
9/78 Balances average low 6 figures. Account opened 1973. Non~borrowing account.

Relations satisfactory.

(CONTINUED)

THIS REPOAT, FURNISHED PURSUANT TO CONTRACT +OR THE EXCLUSIVE USE OF THE SUBSCRIBER A5 ONE FACTOR TQO CONSIDER IN CONNECTION WITH CREDIT,
INSURANCE, MARKETING OR OTHER BUSINESS DECISIONS, CONTAINS INFORMATION COMPILED FROM SOURCES WHICK DUN A BRADSTREET, INC. DOES NOT CONTROL AND
Y

WHOSE INFORMATION, UNLESS OTHMERW

I1SE INDICATED IN THE REPORT, HAS NOT BEEN VERIFIED, iN FURNISHING THIS REPORT, DUN B BRADSTREET, INC. IN KO WA

ASSUMES ANY PART OF THE USER'S BUSINESS RISK, DOES NOT GUARANTEE THE ACCURACY, COMPLETENESS, OR TIMELINESS OF THE INFORMATION PROVIDED. AND

SHALL NOT BE LIABLE FOR ANY LOSS OR INJURY WHATEVER RESULTING FROM CONTINGENCIES BEYOND ITS CONTROL OR FROM NEGLIGENCE.

©R2-10 (76012B)



This repart has bicen prepared for.

f

TECHNIBILT CORPORATION MAR 30 1979
BURBANK CA ] . .

IN WHOLE OR IN PANT 1R ANY MANNER Wwatgyrg L 52877

HGLTS
HIGHLIGHTS ]

Norking Capital 3
Tangible Worth g
Current Assets
Current Liabilities
Sales 10,

Established in 1946 by other int
parent organization in 1966.

Thae above figures reflect strong condition. At Jun 30 1977, current assets
consisted primarily of inventory and receivables and current liabilities wera centered
in accrued payables. A good working capital pesition is maintainad. Total dabt is
light in relation to worth, overall condition is strong.

The latest available consolidated statement on the parent, Gleason Corporation,
dated Jun 30 1977 showed current assets $16,020,000, current liabilities $4,152,600,
net worth $15,604,900 and sales $39,026,400.

On Jan 30 1976, Tachnibilt Corporation acquired the Interstate Division of Royal
Industries Inc. for an undisclosed consideration. Facilities are located at 14777 E.
Don Julian Road, City of Industry, California. Prior to acquisition, the Interstate
Division accounted for approximately $8,000,000 in annual revenue to Royal Industries.
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CHANGES In Jun 1978, Algoma Net Compant, (Inc), Gleason Internaticnal
Corporation, and The Goshen Manufacturing Company, (Inc), affiliates,
were merged into the Gleason Corporation.

CURRENT
On Mar 30 1979 Ralph Zucker, financial consultant, deferred financial statement.
He stated that the Jul 31 1978 figures would be submitted.

08-24(090 /908)0000/00 13101 006078398 053 H

Bank of America, 469 N Beverly Dx, Bevexrly Hills, Ca

THIS REPORT, FURNISHED PURSUANT TO CONTRACT FOR THE EXCLUSIVE USE OF THE SUBBCRIBER AS ONE FACTOR TO CONSIDER IN CONNECTION WITH CREDIT,
INSURANCE, MARKETING OR OTHER BUSINESS DECISIONS, CONTAINS INFORMATION COMPILED FROM SOURCES WHICH DUN A BRADSTREET, INC. DOES NOT CONTROL AND
WHOSE INFORMATION, UNLESS OTHERWISE INDICATED II° ‘THE REPORT, HAS NOT BEEN VERIFIED, IN FURNISHING THIS REPORYT, DUN & BRADSYREET, INC. IN NO WAY
ASSUMES ANY PART OF THE USER'S BUSINESS RISK, DOES NOT QUARANTEE THE ACCURACY, COMPLETENESS, OR TIMELINESS OF THE INFORMATION PROVIDED, AND
SHALL NOT BE LIABLE FOR ANY LOSS OR INJURY WHATEVER RESULTING FROM CONTINGENCIES BEYOND ITS CONTROL OR FROM NEGLIGENCE. AR2-13 I7680128)
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ANALYTICAL ) ) SUBSCRIBER: 053-002016LR-(2)
BE SURE NAME, BUSINESS AND ANSWERING
ADDRESS MATCH YOUR FILE. INQUIRY

DUNS: 00-835-4276 MAR 30 1979

SUMMARY
TECHNIBILT CORPORATION RATING —
(SUBSIDIRRY OF GLEASON MFR MATERIALS FORMERLY
CORPORATION, MILWRUKEE, WI) HANDLING EQUIP, 3A1
SHOPPING CARTS, STARTED 1966
BOX 6519 SAFETY CONES, HOME PRAYMENTS SEE BELOW
1 W ALAMEDA ST & AUTO MATS & SALES $15,000,000
AND BRANCH(ES) OR DIVISION(S) STEERING WHEELS & EMPLOYS 550(230 HERE)
BURBANK CA 91502 RUBBER & PLASTIC HISTORY CLEAR
TEL: 213 849-3171 MOULDING
SIC NOS.
34 29 25 99
CHIEF EXECUTIVE: RRRON L KOTLER, PRES
PAYMENTS (Amounts may be rounded to nearest figure in prescribed ranges)
REPORTED PAYING HIGH PAST SELLING LAST SALE
RECORD CREDIT OCWES DUE TERMS WITHIN
7779 (1) 1000 -0- -0-
6779 Disc 1000 1000 -0~ Regulaz texms
Ppt 2500 2500 -0- N3 1 Mo
Ppt 2500 2500 -0- N30 1 Mo
Ppt 1000 1000 -0-
Ppt 250 -0- -0- N30 6-12 Mos
Slow 5 20000 10000 -0- N30 1 Mo
5779 Disc 5000 -0- -0-
Disc 750 -0~ ~0- 4-5 Mos
Ppt 2500 -0- Regular terms
Ppt 250 =0- -0- 2-3 Mos
Ppt 100 100 -0- 1 Mo
Ppt-Slou 45 100 -0- -0~ N30 4~-5 Mos
4779 Disc 7500 -0~ -0- 1 10 N30 4-5 Mos
Ppt 1000 -0- -0~ 6-12 Mos
Ppt 250 -0- -0- 4-5 Mos
Ppt 50 50 -0~ 1 Mo
Ppt-Slow 15 100 ~-0- -0- 6-12 Mos
3779 Disc 7500 5000 -0-
Disc 750 750 -0- 1 10 N30 1 Mo
Ppt 1000 1000 50 1 Mo
Ppt 250 N30
Ppt 100 -0- -0- 2-3 Mos
Ppt -0- -0~
Ppt-Slow 110 2500 -0- -0- 4-5 Mos
2779 Ppt 250 -0- -0~ N7 2-3 Mos
Ppt-Slou 60 2500 250 -0- N7 1 Mo
1779 Ppt 5000 -0- -0- N30 6-12 Mos
Regular terns.
Ppt -0- -0- 6-12 Mos
12778 Ppt 50 -0- -0-
10778 Slow 15 100 -0~ -0- 1 10 N30
(32) 200000 -0- -0- N30
(33) 200000 -0~ -0- 1 10 N30
8778 Ppt 750 -0- -0~ 6-12 Mos
Slow 15 100 -0- -0-

on 09/28/78 Arron Kotler, president, stated that instances of
reported trade slowness are due to special arrangements and special
terms on seasonal datings.
BANKING
9,78 Balances average low 6 figures. Account opened 1973. Non-borrowing account.
Relations satisfactory.

(CONTINUED)

THIS REPORT, FURNISHED PURSUANT TO CONTRACT FOR THE EXCLUSIVE USE OF THE SUBSCRIBER AS ONE FACTOR TO CONSIDEA IN CONNECTION WITH CREDIT,
INSURANCE, MARKETING OR OTHER BUSINESS DECISIONS, CONTAINS INFORMATION COMPILED FROM SOUACES WHICH DUN & BAADITREET, {NC. DOES NOT CONTROL AND
WHOSE INFORMATION, UNLESS OTHERWISE INDICATED IN THE REPORT, HAS NOT BEEN VERIFIED. IN FURNISHING THIS REPORT, DUN & BRADSTREET, INC. IN NO WAY
ASSUMES ANY PART OF THE USER'S DUSINESS RISK, DOES NOT GUARANTEE THE ACCURACY, COMPLETENESS, OR TIMELINESS OF THE INFORMATION PROVIDED, AND
SHALL NOT BE LIABLE FOR ANY LOSS OR INJURY WHATEVER RESULTING FA0M CONTINGENCIES BEYOND ITS CONTROL OR FAOM NEGLIGEMNCE. GA2-10 (780128)
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TECHNIBILT CORPORATION MAR 30 1979
BURBANK CA )
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HGLTS
HIGHLIGHTS
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1 3
Woxrking Capital 3,0
Tangible Worth 4,3
current Assets 3,9
Current Liabilities 8
Sales 10,5
Established in 1946 by other int
parent organization in 1966.

The above figures reflect strong condition. At Jun 30 1977, current assats
consistad primarily of inventory and raceivables and current liabilities were centerad
in accrued payables. A good working capital position is maintained. Total debt is
light _in relation to worth, overall condition is strong.

The latest available consolidated statement on the parent, Gleason Corporation,
dated Jun 30 1977 showed current assets $16,020,000, current liabilities $4,152,600,
net worth 515,604,900 and sales $39,026,400.

On _Jan 30 1976, Technibilt Corporation acquired the Interstate Division of Royal
Industries Inc. for an undisclosed consideration. Facilities are located at 14777 E.
Don Julian Road, City of Industry, California. Prior to acquisition, the Interstate
Division accounted for approximately $8,0080,0800 in annual ravenue to Royal Industries.
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CHANGES In Jun 1978, Algoma HNet COmian¥. (Inc), Gleason International
Corporation, and The Goshen Manufacturing Company, (Inc), affiliates,
were merged into the Gleason Corporation.

CURRENT
On Mar 30 1979 Ralph Zucker, financial consultant, daferred financial statement.
He stated that the Jul 31 1978 figuraes would be submitted.
08-24(090 790830000/00 13101 006078398 053 H
Bank of America, 46% N Beverly Dr, Beverly Hills, Ca

THIS REPORT, FURNISHED PURSUANT TO CONTRACT FOR THE EXCLUSIVE USE OF THE SUBSCRIEER AS ONE FACTOR TO CONSIDER IN CONNECTION WITH CREDIT,
INSURANCE, MARKEYING OR OTHER BUSINESS DECISIONS, CONTAINS INFORMATION COMPILED FROM SOURCES WHICH DUN & BRADETREET, INC. DOES NOT CONTROL AND
WHOSE INFORMATION, UNLESS OTHERWISE INDICATED IN THE REPOAT, HAS NOT BEEN VERIFIED. IN FURNISHING THIS RTPORT, DUN & BRADSTREET, INC. IN NO WAY
ASSULES ANY PART OF THE USER'S BUSINESS RISK, DOES NOT GUARANTEE THE AGCURACY, COMPLEYENESS, OR TIMELINESS OF THE INFORMATION PNOVIDED, AND
SHALL NOT BE LIABLE FOR ANY LOSS OR INJURY WHATEVER RESULTING FROM CONTIHGENCIES BEYOND ITS CONTROL OF. FAOM NEGLIGENCE. 9R2-10 (780128)
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ANALYTICAL ] ,4 SUBSCRIBER: 053-002016LR-(2)
BE SURE NAME, BUSINESS AND i ANSWERING ’
ADDRESS MATCH YOUR FILE. INQUIRY
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TECHNIBILT CORPORATION APR 28 1978 DUNS: 00-835-34276
BURBANK CRA

FINANCIAL STATEMENT

FiscalsConsol Fiscals/Consol Fiscal/Consol
Jul 31 1975 Jul 31 1976 Jun 30 1977
Total Curxent Assets $ 3,909,500 % 5,816,700 ¢ 6,995,900
Total 5,482,700 7,737,900 78,909,500
Total Current Liab 828,900 1,840,400 1,676,700
Long Term Liab 303,600 287,700 271,000
Deferred Incone 20,700 22,700 23,600
STOCKHOLDERS EQUITY 4,329,500 5,587.000 6,938,100
Total 5,482,700 7,737,900 8,909,500
Net Working Capital 3,080,600 3,967,300 5,319,000
Current Ratio .72 3.16 .17
Tangible Net Woxth 4,329,500 5,587,000 6,938,100
INCOME STATEMENTS AND SURPLUS OR NET WORTH RECONCILIATIONS
FiscalsConsol FiscalsConsol Fiscals/Consol
Jul 31 1975 Jul 31 1976 Jun 30 1977
Net Sales $ 10,500,000 ¢ 16,000,400 o 19,000,000

SOURCE & BASIS OF FIGURES
Figures of Jun 30 1977 raepresent the consolidated financial condition of subject
and its subsidiaries.
Accountant(s): Guill, Blankenbaker & Lawson, CPA's, Pasadena, California.

Detailed financial statements are submitted for raview only. On Apr 26 1978, A. L.
Kotler, President. submitted the above audited (summarizad)figures.

Inventories valued at lower of cost or market. Accounts raceivable shown net less
$64,000 allowance for doubtful accounts). Fixed assets shown net less
$1,611,600 accumulated depreciation.

SUPPLEMENTAL DATA
Fire Insurance: Coverage is reportedly carried on insurable items to moderate
saven figure proportions.
Long term debt consists of 6% trust deed payabla, secured by substantially all
ig?g and buldings, payable at the rate of $2,817 per month, including interaest due in

Current assets consist primarly of inventories and receivables. Current
liabilities are centered in accrued current payables.

The latest available consolidated statement on the parent, Gleason Corporation,
dated Jun 30 1977, reflected current assets $16,020,000, current liabilities
$4,152,600, net worth $15,604,900 and sales $39,026,600.

HISTORY
+AARON KOTLER, PR & TR +NANCE PIANO, VP & GEN MGR
+HARRY KOTLER, VP & SC
DIRECTOR(S): The officers identified by (+) and Shirley Kotler.
Started: This business was originally established Jan 1 1966 by George E
Hoedinghaus and Ralph A Sanders as partnership. They purchased the business from H A
Conder Co., for approximately €25,000. The business operated as a partnarship under
the name of H A Conder Co until present corporation succeeded in 1948. In Mar 1966,
47% of the outstanding capital stock formerly held by Hoedinghaus and Sanders was
purchased by Gleason Corporation of Milwaukee, Wisconsin. Additional investment of
(CONTINUED)

THIS REPORT, FURNISHED PURSUANT TO CONTRACT FOR THE EXCLUSIVE USE OF THE SUBSCRIBER AS ONE FACTOR TO CONSIDER IN CONMECTION WITH CREDIT,
INSURANCE, MARKETING OA OTHER BUSINESS DECISIONS, CONTAINS INFORMATION COMPILED FROM SOURCES WHICH DUN & BAADSTREZT, INC. DOES NOT CONTROL AND
WHOSE INFORMATION, UHLESS OTHERWISE INDICATED IN THE REPORT, HAS NOT BEEN VERIFIED. IN FURANISHING THIS RECQRY, DUN & BRADSTREET, INC, IN KO WAY
ASSUMES ANY PAAT OF THE USER'S BUSINESS RISK, DOZS NOT GUARANTEE THE ACCURACY, COMPLETENESS, OR TIMELINESS OF THE INFORMATIOM i ROVIDED, AND
SHALL NOT BE LIABLE FOR ANY LOSS OR INJURY WHATEVER RESULTING FROM CONTINGENCIES BEYOND (16 CONTROL OR FROM NEGLIGENCE. BR2-10 {780128)
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HISTORY
(Cont'd) this company's common stock increased the control to 63% in Oct 1968, and subsequently
o 90X%.

In conjunction with the pravious manufacture of hospital furniture, fixtures and
equipment, formerly utilized the registered trade styla Troy Furniture Division. The
Troy Furniture Division was sold in 1976.

Incorporated: California laws on Sep 19 1948.

Authorized Capital Stock: 750,000 shares common stock at 50 cents par valua.

Butstanding Capital Stock: 375,000 shares issued including 15,800 held in
treasury.

Coxtrol= 90% of the outstanding capital stock is held by Gleason Corporation,
Milwaukee, llisconsin.

This company was formery located at 903-905 Airway, Glendale, California.

Service center and warehouse was formerly located at 1015 Terminal Way, San
Carlos, California.

Branch Discontinued: In 1972, a branch facility locatad at 4623 Brazil Street,
Los Angeles, California was discontinued.

On Jul 31 1975, Gleason South Corporation, an affiliate, merged with Gleason
Corporation plant operations ware moved to Goshen Manufacturing in Aug 1975.

On Jan 30 1976, Tachnibilt acquired the Interstate Division of Reyal Industries,
located in the City of Industry, considaration not disclosed.

AFFILIATES: The following are other subsidiaries of Gleason Corporation.
Management reports Technibilt has no intercompany relations with these sister
affiliates:.

(1) GOSHEN MANUFACTURING COMPANY (INC), headquarterd at Goshen, Indiana,
incorporated in Indiana 1929. It manufactures hand trucks and metal products. As of
Jun 30 1977, net worth $1,454,300, annual sales in excess of $2,000,000 and a strong
condition.

(2) ALGOMA NET COMPANY (INC), headquartered in Milwaukee, Wisconsin, with a
plant at 310 4th St., Algoma, Wisconsin. Incorporated Wisconsin in 1951. It
manufacturers hemmocks and hammock stands. Net worth at Jun 30 1977 was $2,177,900,
annual sales in excess of $3,000,000 and a strong financial condition.

(3) GLEASON INTERNATIONAL CORPORATION, headguartered at 1 West Alameda, Burbank,
California, chartered in California in 1967. No financial details available. Imports
Pnaulmatic Tires and wheels.

MANAGEMENT BACKGROUND

AARON L KOTLER, born 1921, married. Attended Marguettae University and University
of Wisconsin, Milwaukee. In 1946, Aaron Kotler organized Gleason Steel Corp. (now
Gleason Corporation) and has continuocusly served as president and chief executive.
Has also been prasident and chief executive of Technibilt Corporation since 1966.

PIANO, born 1916, mrried. 1933 to 1956 employed by the Solar Corporation in
Milwavkee, Wisconsin, as production manager and purchasung agent. In Sep 1956,
employed as purchasing agent by the Gleason Corporation, Milwaukea, Wisconsin. In
1960 appointed general manager of the Gleason Plant in Ft. Madison, lowa. In Oct 1964
served in the capacity of general manager of the Goshen Manufacturing Company, a
subsidiary of Gleason. In Maz 1966, baecame chief oparating officer of Technibilt
Corporation. In addition to being a director and officer of Technibilt, serves the
parent company as a group vice president, having been manager of most of its divisions
at some time during his career.

HARRY KOTLER, born 1953, son of A. L. Kotler, singla. Graduate of Pomona college
and UCLA. Active in the business sinca 1971, currently full-time, he is a corporate
vice praesident and secretary, assistant to the president, and vice president of the
International Trade Division.

. t§HIRLEY KOTELER, tha wifa of the president. Active in marketing and public
ralations.

OPERATION

Subsidiary of Gleason Corporation, 262 Prospect Avenue, Milwaukea, Wisconsin.

A Wisconsin corporation, chartered Feb 24 1946 as Gleason Staal Corporation. On
Jan 4 1960, Barnes and Smith Corporation, Milwaukea, Wisconsin and Anthes Force Olier
Company, Fort Madison, Iowa, were merged into the Gleason Stesl Corporation
(survivor). It has four direct and two indirect subsidiaries. The company has six
operating units active in the manufacture of steel wheels of all types, castars,
highway safety equipmant, summer furniture, material handling equipment, chemical
mixing and contract stamping.

Intercompany relations are reported to consist of merchandise transaction on
regular terms and intercompany loans which ara cleared up regularly. No reported
endorsements or guarantees in effect.

(COKTINUED)

THIS REPORT, FURNISHED PURSUANT TO CONTRACT FOR THE EXCLUSIVE USE OF THE SUBSCRIBER AS ONE FACTOR TO CONSIDER IN CONNECTION WITH CREDIT,
INSURANCE, MARKETING OR OTHER BUSINESS DECISIONS, CONTAINS INFORMATION COMPILED FROM SOURCES WilICH DUN & BRARSTREET, INC. DOES NOT CONTAOL AND
WHOSE INFORMATION, UNLESS OTHERWISE INDICATEO [N THE REPORT, HAS NOT BEEN VERIFIED. IN FUMNISHING THIS REPORT, DUN & BRADSTREET, INC. IN NO WAY
ASSUMES ANY PART OF THE USER'S BUSINESS RISK, DOES NOT GUARAWTEE THE ACCURACY, COMPLETENESS, OR TIMELINESS OF THE INFORMATION PROVYIDED, AND
SHALL NOT BE LIABLE FOR ANY LOSS OR INJURY WHATEVER RESULTING FROM CONTINGENCIES BEYOND (TS CONTROL OR FROM NEGLIGENCE. #R2-10 (780128)
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OPERATN

(Cont'd) Functions: Manufactures materials handling equipment, shopping carts, tubular
baskets carriers, stock and hand trucks, handing scales, and automotive products
including safetly cones, mats and steering wheels and rubber and plastic moulding.

Technibilt is one of the largest contract manufacturers of tubular baskets and

products. They are active in a complete line of material handling equipment.

DISTRIBUTION: Jobers and chain food market directly.

TERRITORY: United States.

ACCOUNTS: Ovar 3,000 active accounts.

TERMS: Net 30 days.

SEASONS: Nona

EMPLOYEES:. 550 consolidated (230 here).

FACILITIES: Occupies 138,000 square feet in two buildings on four acres of land.

There are 6,000 square feet of office space. WAREHOUSE: A service and warehousa

facility is located at 733-D Chestnut Street, San Jose, California. At 14777 E Don

Julian Road, City of Industry, (formerly the Interstate Division of Royal Industries),

maintains industrial plant facilities totalling 30,000 square feet.

SUBSIDIARIES: Technibilt Corporation has two subsidiaries, both wholly owned.
Management reports intercompamy relations consist of some merchandise transactions on
reqular terms, as well as occasional advances. There are reported to be no
intercompany guarantees or endoremants. A brief description of the subsidiaries is as
follows:*.

(1) KROMSEAL CORP., Burbank, California. A California corporation chartered Mar 28
1957. Engaged in contract chrome plating operations. A recent financial statement is
not available.
(2) TECHNIBILT SERVICE CORP., 1 West Alameda, Burbank, California. A California
corporation chartered Dec 26 1958. Engaged in repafiring products manufactured by the
parent. Recent financial statement is not available.

08-24(091 ,908)0000-00 12101 006078398 19 053

Bank of America, 469 N Beverly Dr, Beverly Hills, Ca
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THIS REPORT, FURNISHED PURSUANT TO CONTRACT FOR TME EXCLUSIVE USE OF THE SUBSCRIBER A8 ONE FACTOR TO CONSIDER IN CONNECTION WITH CREDIT.
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FINRNCIAL STATEMENT
Fiscals/Consol Fiscals/Consol FiscalsConsol
Jul 31 1975 Jul 31 1976 Jun 30 1977
Total Current Assets $ 3,909,500 % 5,816,700 3% 6,995,900
Total 5,482,700 7,737,900 8,909,500
Total Curzent Liab 828,900 1,840,400 1,676,700
Long Term Liab 303,600 287,700 271,000
Deferred Income 20,700 22,700 23,600
STOCKHOLDERS EQUITY 4,329,500 5,587,000 6,938,100
Total 5,482,700 7,737,900 8,909,500
Net Norking Capital 3,080,600 3,967,300 5,319,000
Current Ratio §.72 3.16 .17
Tangible Net Worth 4,329,500 5,587,000 6,938,100

INCOME STATEMENTS AND SURPLUS OR NET WORTH RECONCILIATIONS

FiscalsConsol Fiscals/Consol Fiscals/Consol
Jul 31 1975 Jul 31 1976 Jun 30 1977

Net Sales $ 16,500,000 16,000,400 % 19,000,000

SOURCE & BARSIS OF FIGURES
Figures of Jun 30 1977 represent the consolidated financial condition of subject
and its subsidiaries.
Accountant(s): Guill, Blankenbaker & Lawson, CPA's, Pasadena, California.

Detailed financial statements are submitted for review only. On Apr 26 1978, A. L.
Kotler, President, submittad the abova audited (summarized) figures.

Inventories valued at lower of cost or market. Accounts receivable shown net less
$64,000 allowance for doubtful accounts). Fixed assets shown nat less
$1,611,600 accumulated depreciation.

SUPPLEMENTAL DATA

Fire Insurance: Coverage is reportedly carried on insurable items to moderate
saven figure proportions,

Long term debt consists of 6X trust deed payable, secured by substantially all
ignd and buldings, payable at the rate of $2,817 per month, including intarest due in

79.

Current assets consist primarly of inventories and receivables. Current
liabilities are centered in accrued current payables.

The latest available consolidated statemant on the parent, Gleason Corporation,
dated Jun 30 1977, reflected current assets $16,020,000, currant liabilities
$4,152,600, net worth $15,604,900 and sales $39,026,400.

HISTORY
+AARON KOTLER, PR & TR +NANCE PIRNO, VP & GEN MGR
+HARRY KOTLER, VP & SC
DIRECTOR(S): The officers identified by (+) and Shirley Kotlex.
Started: This business was originally established Jan 1 1966 by George E
Hoedinghaus and Ralph A Sanders as partnership. They purchased the businass from H A
Condar Co., for approximately $25,008. The business oparated as a partnership under
the name of H A Conder Co until present corporation succeeded in 19648. In Mar 1966,
47% of the outstanding capital stock formerly held by Hoedinghaus and Sanders was
purchased by Gleason Corporation of Milwaukea, Wisconsin. Additional investment of
(CONTINUED)
THiG REPORY, FURNISHED PURSUART TO CONTRACT FOR THE EXCLUSIVE USE OF THE SUBSCRIBER AS ONE FACTOR YO CONSIDER IN CONNECTIGN WITH CREDIY,
INSURANCE, NARKETING OR OTHER BUSINESS CONTAINS TION COMPILED FROM SOURCES WAICH DUN & ERADSTREET, INC. DOES NOT CONTROL AND
WHOSE INFORMATION. UNLESS OTHERWISE INDICATEO IN THE REPORT, HAS NOT EEEN VERIFIED. IN FURNISHING THIS REPOAT, DUN & BRADSTREZT, INC. {1 NO WAT

ASSUMES ANY PART OF THE USER'S BUSINESS RISK, DOES NOT GUARANTEE THE ACCURACY, COMPLETENESS, OR TIMELINEES OF (HE INFORMATION PROVIDED, AND
SHALL NOT BE LIABLE FOR ANY LOSS OR INJUAY WHATEVER RESULTING FROM CONTINGENCIES BEYOND iTS CONTROL OR FROM NEGLIGESCE. SA2-10 (780128)
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HISTORY
(Cont'd) this company's common stock increased the control to 63% in Oct 1968, and subsequently
to 90X.

In conjunction with the previous manufactura of hospital furniture, fixtures and
equipment, formerly utilized the registered trade style Troy Furniturae Division. The
Troy Furniture Division was sold in 1976,

Incorporated: California laws on Sep 19 1948.

Authorized Capital Stock: 758,000 shares common stock at 50 cents par value.

Outstanding Capital Stock: 375,000 shares issuad including 15,800 held in
treasury.

Coxtrol= 90X of the outstanding capital stock is held by Gleason Corporation,
Milwaukea, Wisconsin.

This company was formery located at 903-905 Airway, Glendale, California.

Service center and warehouse was formerly located at 1015 Terminal Way, San
Carlos, California.

Branch Discontinued: 1In 1972, a branch facility located at 4623 Brazil Street,
Los Angeles, California was discontinued.

On Jul 31 1975, Gleason South Corporation, an affiliate, merged with Gleason
Corporation plant operations were moved to Goshen Manufacturing in Aug 1975.

On Jan 30 1976, Technibilt acquired the Interatate Division of Royal Industrias,
located in the City of Industry, consideration not disclosed.

AFFILIATES: The following are other subsidiaries of Gleason Corporation.
Management reports Technibilt has no intercompany relations with thaese sister
affiliates:.

(1) GOSHEN MANUFACTURING COMPANY (INC), headquarterd at Goshen, Indiana,
incorporated in Indiana 1929. It manufactures hand trucks and metal products. As of
Jun 30 1977, net worth $1,454,300, annual sales in excess of $2,000,000 and a strong
condition.

(2) ALGOMA NET COMPANY (INC), headquartered in Milwaukee, Wisconsin, with a
plant at 310 4th St., Algoma, Wisconsin. Incorporated Wisconsin in 1951. I
manufacturers hammocks and hammock stands. Net worth at Jun 30 1977 was 62,177,908,
annual sales in excess of $3,000,000 and a strong financial condition.

(3) GLEASON INTERNATIONAL CORPORATION, headquartered at 1 West Alameda, Burbank,
California, chartered in California in 1967. No financial details available. Imports
Pneulmatic Tires and wheels.

MANAGEMENT BACKGROUND

AARON L KBTLER, born 1921, married. Attended Marquette University and University
of Wisconsin, Milwaukee. In 1946, Aaron Kotler organized Gleason Steel Corp. (now
Gleason Corporation) and has continuously served as president and chief exeacutive.
Has also been prasident and chiaef executive of Technibilt Corporation since 1966.

PIAND, born 1916, mrried. 1933 to 1956 employed by the Solar Corporation in
Milwaukea, Hisconsin, as production manager and purchasung agent. In Sep 1956,
employed as purchasing agent by the Gleason Corporation, Milwaukea, Wisconsin. In
1960 appointed genaral manager of the Gleason Plant in Ft. Madison, lowa. In Oct 1964
served in the capacity of general manager of the Goshean Manufacturing Company, a
subsidiary of Gleason. In May 1966, became chief operating officer of Tachnibilt
Corporation. In addition to being a director and officer of Technibilt, serves the
parent company as a group vice prasident, having been manager of most of its divisions
at some tima during his career.

HARRY KOTLER, born 1953, son of A. L. Kotler, singla. Graduata of Pomona college
and UCLA. Active in the business since 1971, currantly full-tima, he is a corporate
vice president _and secretary, assistant to the president, and vice prasident of the
International Trade Division.

L t§HIRLEY KOTELER, the wife of the president. Active in marketing and public
relations.

OPERATION

Subsidiary of Gleason Corporation, 262 Prospect Avenue, Milwaukee, Wisconsin.

A Wisconsin corporation, chartered Feb 24 1966 as Gleason Steel Corporation. On
Jan 4 19608, Barnes and Smith Corporation, Milwaukea, Wisconsin and Anthes Force Olier
Company, Fort Madison, Iowa, ware merged into the Gleason Steel Corporation
(survivor). It has four direct and two indirect subsidiaries. Tha company has six
operating units active in the manufacture of steel wheels of all types, casters,
highuay safety equipment, summer furniture, material handling equipment, chemical
mixing and contract stamping.

Intercompany relations are reported to consist of merchandise transaction on
regular terms and intercompany loans which are cleared up regularly. No reported
endorsements or guarantees in effect.

(CORTINUED)

THIS RERORT, FURNISHED PURSUANT TO CONTRACT £OR THE EXCLUSIVE USE OF THE SUBSCRIDER AS ONE FACTOR TO CONSIDER IN CONNECTION WiTH CREDIT,
INSURANCE. MARKETING OR OTHER BUSINESS DECISIONS. CONTAINS INFORMATION COMPILED FHOM SOURCES WHICH DUN & BRADSTREET, INC, OOES NOT COKROL WD
WHOSE INFORMATION, UNLESS OTHERWISE INDICATED |N THE REPORT, HAS NOT BEEN VERIFIED. IN FURNISHING THIS REPORT, DUN & BRADSTAEET. INC. IN NO WAy
ASSUMES ANY PART OF THE USER'S BUSINESS RISK, DOES KOT GUARAWTEE THE ACCURACY, COMPLETENESS, OR TIMCLINESS' OF THE INFORMATION POV DEG. AKD
SHALL MOY GF 1IARIF FNR ANY [ 126 NR IN11IBY WHATEVFR QFCHI YING FROM CONTINQFNCIER REVANM 1ITR AANTYRNI ND CHBNU NERI IREMCS LT NE LY
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OPERATN

(Cont'd) Functions: Manufactures materials handling equipment, shepping carts, tubular
baskets carriers, stock and hand trucks, handing scales, and automotive products
including safety cones, mats and steering wheels and rubber and plastic moulding.

Tachnibilt is one of the largest contract manufacturars of tubular baskets and
wire products. They are active in a complete line of material handling equipment.

DISTRIBUTION: Jobers and chain food market diractly.

TERRITORY: United States.

ACCOUNTS: Over 3,000 active accounts.

TERMS: Net 30 days.

SEASONS: None

EMPLOYEES:. 550 consolidated (230 here).

FACILITIES: Occupies 138,000 square feet in two buildings on four acres of land.
There are 6,000 square feat of office space. WAREHOUSE: A service and warahouse
facility is located at 733-D Chestnut Street, San Jose, California. At 14777 E Don
Julian Road, City of Industry, (formerly the Interatate Division of Royal Industries),
maintains industrial plant facilities totalling 30,000 square feat.

SUBSIDIARIES: Technibilt Corporation has two subsidiaries, both wholly owned.
Management reports intercompamy relations consist of some merchandise transacticns on
regular terms, as well as occasional advances. There are reported to be no
intercompany guarantees or endorements. A brief description of the subsidiaries is as
follows:.

(1) KROMSEAL CORP., Burbank, California. A Califcrnia corporation chartered Mar 28
1957. Engaged in contract chrome plating operations. A recent financial statement is
not available.
(2) TECHNIBILT SERVICE CORP., 1 llest Alameda, Burbank, California. A California
corporation chartered Dec 26 1958. Engaged in repairing products manufactured by the
parent. Recent financial statement is not available.

08-24(091 /908)0000/00 12101 006078398 19 053

Bank of America, 469 N Beverly Dr, Beverly Hills, Ca
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Market Value:

Operating Ravenues:

Occupancy:

Operating Expenses,
Fixed Expenses:

Assumptions ‘for Invprop Run

50% increase in market value over the 15-year projection period.
Beginning revenue is the current lease rate ($500,000/yr)., The
proJected rents for the renewal periods are based on the current
Lease Rate inflated at TY e year. There are opportunities for
CPI edjustments at the beginning of the sixth and eleventh Yyears.

100%

Pald by tenant es stipulated in fully net lease.
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LOAN PROCETAS i

ASKET SAES(HET) . v

TOTAL, 1981
499,990

499,999

TOTAL.,1932

299,499
495,990
)
0
¢
199,009
0
¢
439,900
A
0

J8/80

10TAL, 1983

- ——

499,999

———e e~

TOT4L, 1784
499,999

495,999

TOTAL, 983
650,955

450,955

PAGF.

1




UERTURE CaSH £1.0Y
USHTURT £4SH TLOW AFTER B&T
PLIE VENTHRE PRT
MIHUG VENTURE @TPRERTATTAN

UENTURE, THI

r{ORTGARF BALANIE (VENTURE)

374.°9%

374,799

VERTUSE TASH FLOR ANALYSIS

Vi ran s e L 1 s

OUNER-S CHARE FOR: PRU

CF REFGRE ZXTRAODRDTVARY TTEMS
| 3P PROCEEDS

ASGFT RALFS(NET)

THTAL, 1990

174,096
0
0

199,999
499,999
N

147,370

ToTaL, 199!

85,994
v
[y]

499,599

499,994

N7AL, 1982

490,999
b

¢

498,799
330, 089

14}
147,199

31710758

TOTéL, 1083

77,109

199,599 350,953
199,990 450,955

a (]

117,399 147,599
152,599 503,555

2 0

TOTwi., 1984  TDTAL,1985

AR A &30, 900
b U
n b

PAGE




NET CF DISTRIBUTED TO:PRU

Stit OF YEN. Ti'l + QEN. DPT
SPLIT OF BTII + UDPT
HINUS DUNER SHARE OF DPT

OUNER TNI

OUNERSHIP TAXES

ORb INC
ASRET TaX
ASSET TaxX
CAPTTAL GAli

{07Tat. DUHERSHIP THXES

1] AFTER TAX CASH FLOW

. i A 8 v e e A e 1Y A e e e 2 e "1 e e O e o U 8 = S R B e b e e o e 0 5 8 e 8 et e i 4 et 8 e % = W e S e = e 8 e =

-4,625,000

374,909
374,999
110,549

264449

22,821
14,999

49%,99%

499,999

199,709
499,999
147,399

352,599

122,762

]
31,788

499,999

499,999
199,999
147,399

32,723
0

199,999

499,999
499,999
147,399

352,599
123,742
0

650,955
850,955
147,399

503,555

176,748
¢




YENTURE CASH FLOU ARALYSIS

APTRATING REVENUFS
CASH T .QU DEFNRT NERT SERVILE

TRTEREST
PRTICTPAL

TOTAL DEBYT §ERVTLE
CASH FLO! RFTER DEBT SERVIRE

LRPITAL ENYPENDITURES
RESERVE ADJUSTHENT

C* REFARE EYTRADRDTNARY TTEHS

LDAM PRARERDS
ASSET SALESINET

TOTAL TITRAMRDIMARY ITEiS
UERTURE CASH -FLAW

VENTURE CaASY FILOK AFTER DST
PLYS MENTURT #RT

MIMUIS VENTUR® DEPRECIATION

VUENTURE TNI

tORTIAGE LA) alNCE (VENTURE)

701,274

701,274
)
147,309

TITal, 1987
701,274

701,274

..........

701,274
f,
147 389

TO0TAL, 1988

701,274

701,774

0,4

3/10/30
TOTAL, 1989
701,274

M, 274

[ P

101,274

01,274
n

147,100

IAl, 4990
°12,994

812,995

TOTAL, 1991
983,57°

ag3, 571

783,521

783,571

- ————————

PAGE
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YENTURE CASH FLOU ANALYSIS

CF BEFDRE EXTRAORDINARY ITE#S
LOAR PROCEEUS

ASSET SALES(HET)

EQUITY

NET CF DISTRIBUTEDR TO:PRU

SUd OF VEW. TNI + VEN, DPI
SPLIT OF UTNI + VDPT
MINUS DMNER SHARE OF DPT

QUNER THI

OUMERSHIP TAXES
ORD INC

ASSET TAX

ASSET TAX
CAPITaL GRIN

TOTAL OUNERSHIP TAXES

TOTAL, 1984

701,274

701,274
701,274
117,399

553,874

194,410

230,103

TOTAL, 1987

701,774

701,274
701,274
147,399

553,874

194,410

231,152

TOTA, 1988

701,274
701,274
147,399

553,874

194,410

232,231

3/16/80

1o7aL,198%

701,274

701,174
701,271
147,399

TOTAL, 1990

212,996
[}

212,996
912,994
147,399

785,594

268,724
0

08,801

TATAL, 1991

783,571

983,570
983,570
147,399

836,170

293,425

314,750

PAGE -
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VERTURE CASH FLOB ANSLYS'S

UPERATING REVENUES
CASH F1L.3L REFORF DERT SERVICE
DERT SERUICE

1HTEREST
FPRIACT Fat

TOTaL NEBT SERVICE

Cefd FLOM AFTRER RERT SERVICK

TOTAL, 1§92

993,571

1014L., 4095

983,571

203,571

T074L, 1994

983,571

967,571

110430

PAGE

]
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RESERVE ADJUSTHENT
C* BEFORE EXTRAORDINARY ITEMS

LOAN PRDCEEDS
ASSET SALES(NET)

TOT4L EXTRAORNINARY ITEMS
VENTURE CTaSH FLOW
UENTURE CASH FLOU AFTER BST

PLUS VENTURE PRT
MINUS UENTURE DEFRECIATION

MORTGAGE BALANCE (UENTURE)

$83,571
783,571
0

147,399

VENTURE CASH FLOU ARALYSIS

0

©B3.571

983,571

7,497,917

7.498,917

8,403, 488

793,571

a/10/80

PAGE

é




NUNER”S SHARE FRz PRH

TF BEFORE EXTRADRDINARY ITEMS
1.0AY PROCERDS

ASSET SALES(NET)

LeuITY

SET GF BISTRYBUTER TO:PRH

SLH OF VEN. TNI + VER. 7T
SPLIT OF VINI + VDPT
INUS QUNER SHARE 0F DPT

QUYNER TRT

DUNERSHIP TAYES

ORT INC
ASSET TAX
ASSET TAX
CAPITAL GAINM

TOTAL DURERSHIP THXES

FRU AFTER TAX CASH FLDY

- - . o o k- o R A 4 e a5 R e R A 8 i A e S S S ek 8 T e e A D 0 A B e e v e B A 1 AL e 4 3 8 e AR

983,51
[

983,570
pe3, 570
447,399

s m——

93,495
0
42,447

283,571

983,570
83,570
147,399

103,495
2
43,715

337,21¢

444,340

783,571
0
7,499,117

783,570
983,570
147,399

834,170

29%, 495
]

iv, 749
1,308-729
1,620,974

6,867,514




SALES ANALYSIS

TAr AN&LYSIS

ORIGITIAL TAX
BASIS

PLUS CAPLTAL
EXPENDITURES

LESS DEPRECIATIOR
ADJUSTED Th¥ BASISH
SALES PRICE INET)

LESE ANJUSTFD
TaX BASIS

GHIN

RIF

CASH ANALYSITS

SeLES FRICE

UALUE OF RESTDUAL

10TAL

5,000,000

0
2,174,117

2,825,883

7,499,917

2,825,883

7,499,917

PRU

5,000,100

0
2,174,117
2,823,883
7,199,917
7,825,083

—— - -

7,499,917
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LOCATION

WED Enterprises
1400-1420 Flower St.
Glendale, California

Agfa-~Gavaert
1025 Grand Central Ave.
Glendale, California

Aircraft Tank Service
8655 Tamarack
Sun Valley, California

Catalina Plastics
1245 Flower
Glendale, California

905 Allen
Burbank, California

San Fernando/Pacific Blvds.

Glendale, California

162 West Verdugo
Burbank, California

Foam Sales & Marketing
1311 Airwaey
Glendale, California

COMPARABLE RENTALS EXHIBIT (See Area Map)

DATE OF AREA LEASED
LEASE 5Q. FT.
April 1979 33,115
April 1980 . 27,940
September 1979 27,000
March 1980 24,000
1979 22,000
June 1979 9,500
1979 7,050
January 1980 4,000

ARNUAL

RERTAL P.S.F,

$3.12 NN

$3.12 NN

$3.72 °¥

$3.60 NE

$2.86 NN

$3.48 NN

$3.36 BN

$4.32 NN

.

COMMENTS

5 year lease with CPI
adjustments after 2nd
and Uth years

1l year lease with 1
year option adjusted
for CPI

5 year lease

5 year 1eése

5 year lease

5 yéar lease




=,

COMP. #

LOCATION

NWC of Western and
Flower Avenues
Glendale, California

Corner of Victory Blvd.

and Chandler Blvd.
Burbank, California

Corner of Bammywood Pl.

end Providencia Ave.
Burbank, California

2710 N. Onteario
Burbank, California

DATE OF
SALE

January 1979

Currently on
the Market

Currently on
the Market

Bids currently
being accepted

—

\
)

COMPARABLE LAND SALES

LARD
AREA

70,000 Bq. Ft.

47,000 Sq. Ft.

8,500 8q. Ft.

207,781 Sq. Ft.

SALES
PRICE

$ 669.900

$ 550,000

$ 65,000

$2,077,810

PRICE

P.S.F.

$ 9.57

$11.70

$ 7.64

$10.00

COMMENTS

Land purchased by
Security Pacific

National Bank for
development of a

concrete tilt-up

building.

Being offered by the
City of Burbank

Being offered by the
City of Burbank

$10.00 is the minimum
bid being accepted
by the Burbank
Redevelopment Agency

A 85,000 Sq. Ft. parcel in Prudential's Grand Central Industrial Park is to be developed with a tilt-up concrete industrial bduilding. Land for
this project is being valued at $11.00/5q. Ft.

There is little activity in land sales due to the fact that the only

Project in Burbank.

vacant land available for development is in the Golden State Redevelopment
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Direcior scqulsitions ard Sales

o~
The Prudential (/@ Tie Fiudential Acguiriilina and S2las Groug
2029 Century Park East, Suite 3600
Los Angeles, CA 80067-3022
213 2771400
October 20, 1988
Prudtanfisy F!ea[tyeroup

<ehn T, iefiman
BEC'D. T I
John Hoffman 0CT 2 4 g8
The Prudential Realty Group
4 Prudential Plaza
Newark, NJ 07101

Re: PRISA 415
Burbank Industrial Building

Dear John,

Enclosed please find the sales submission for the Burbank Industrial
buitding. As the marketing summary shows, we have been trying to sell the
building since the fall of 1986 but have been slowed down by the existence
of toxic soil contamination.

The purchase price of $7,000,000 represents a price of $51 per square foot
and a point of indifference of 7.90% which is on the high end for a
building that is close to being functionally obsolete. The high purchase
price is due to that fact that Whittaker Corporation, the tenant, has
excellent credit and is paying above market rental rates. The high rental
rates also account for the high current rate of return of 9.1%.

The net proceeds from sale are $39,000 less than the appraised value
because the appraisal was raised at the last quarterly update to reflect
the current negotiations.

The purchaser would like our corporate approval before he commits
non-refundable funds to his lender so a quick response would be appreciated.
A1l contingencies should be removed by October 31, 1988.

Please call if you have any questions.

- / /' | / . Ve : 7
Sincerely, v .,
» X - . T ‘ P
. A A .
. , oS o .
Le e e - " . v
Ana M. Perez - - 4 »
: . .
/tt g , s Lo T s . P
J - -~
Enclosure IR o e e -
! 7 T, o
L A
4 - R
‘ : 4 .
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PROPERTY SALE PROPOSAL -~

Property No.  PRISA 415 Address or Location:  One West Alameda Avenue
812 South Flower Street
Burbank, California

Purchaser Charles P. Cusumano, or nominee acceptable to The Prudential

SalE PriCE. . ..ot i e e e e e $ 7 ,000,000
Cash...... .......... e e e e e e e e e e H 7,000,000
Contract Sale for a term of with interest at %

payable beginning

and payments of $ to include interest

payable beginning Principal . ... ... s N/A
Purchase Money Mortgage for a term of with interest at %

payable beginning

and payments of $ to include interest

payable beginning from closing date. Principal....... $ N/A

Prepayment Privilege:

Commission payable to Grubb & E11is ... $ 245,000
Address 4827 Sepulveda Blvd.
Suite 250
Tax L.D. No. Sherman Oaks, California 91403
Attn: Greg Barsamian
Repairs to be made by Prudential as a condition of thissale ........................... $ 77,000
Credit for Asbestos Removal
Stamp tax to be paid by Prudential ... ... .. .. .. ... . .. s 7,700
Other closing costs (/temize):
Escrow Fees, Title Costs, Etc. ~  «-oooveoenn. $ 9,300
SPECIAL PROVISIONS: Net Sales Proceeds $ 6,661,000
Insurance to be cancelled. =
Taxes N/A
Assessments  N/A G
Go &

Title to be conveyed by Grant deed. jb / 2 .

Closing date within 3 months of corporate approval

(Note: Se]hng/penses ?33 000) lo-2y —&‘?@

Approved for submission_....__ ....___Atmrney
e . | mecommErDED T . TORE
§E E ) ot N
; \I\LE PRES(DENT AES DATE m/;_o/g,g,
RECOMMENDRD (‘ SOMATURE
: 5 ol
g wum, -
o / " DATE
: 0
i T b A Nrgfom—
PROFIT or LOSS ANALYSIS (Estimated at time sale is recommended)
Following to be furnished on all sales Use only on sale of PTE or fareck d properties
Total Actual Cost (Incl Sale Exp). . . . . . .. $3,027,252 Rehabilitation chargeable 10 R. E. Cost and

Less Accrued Depreciation.. . .. sl 05 3 . v(lm:ludcd in Total Actual Cost . R
Depreciated Cost. .. . ...83 969 465
. 0 " o

Book Value Adjustments prior to Sale . SV 1 During Ownership.. . ... ... : ]

Book Value . . . e 53 969 465 Operating Expenses (Including Repairs, § )

chargeable to R. E. Expense. s

Profit or Loss on Depreciated Cost. . ..., Smﬁv— Total Net Income aor Expense During Ownership s
Profit o Loss on Book Value . . ... 82,691,538

Interest on Loan 1o Acquisition o s

0OMB l!ll!l Ed 6-80 Printed in U.S.A,
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PRISA 415
BURBANK INDUSTRIAL BUILDING
SUMMARY OF MARKETING EFFORTS

In the fall of 1986, The Prudential received an unsolicited offer of
$7,000,000 for the Burbank Industrial Building which we pursued because, at
the time, it was a very good price for the building. Negotiations with the
buyer fell apart when a great deal of toxic contamination was found in the
soil.

In the Spring of this year, most of the contaminated soils had been removed
and the property was placed on the market.

Four offers were received as follows:

Buyer Price
TCW Realty Adviscrs $7,000,000
Charles Cusumano 7,100,000
Continental Building 7,000,000
Greg Varon 6,800,000

We countered the offers and were able to raise TCW's offer to $7.1 million.

During their irspection period, TCW discovered perceived seismic
deficiencies in the buildings. The cost to remediate this problem ranged
from $600,000 to $700,000. TCW was willing to pay the first $100,000. TCW
was unwilling to proceed with their toxic and asbestos studies until we
resolved the seismic issue. We felt that a $500,000 - $600,000 expenditure
was too high given the other offers and given the fact that most buyers in
California do not obtain seismic reports.

During TCW's due diligence period, interest rates increased so that Charles
Cusumano reduced his price to $6.8 million and Continental Building dropped
out altogether. We were able to raise the Cusumano offer to $7,000,000.

The Purchase and Sale contract with Cusumano only has an asbestos and a
financing contingency remaining. The buyer has a bid for removal of
asbestos in the amount of $77,000 and is obtaining two more bids. We have
agreed to either remove the asbestos prior to closing or give them a credit
at closing. We will try to negotiate the latter with a release of all of
our liability.

Charles Cusumano has purchased several buildings in the area including some
from the City of Burbank. Discussions with the city have led us to believe
that Mr. Cusumano can successfully close this transaction.



Pt s 2T RN Fe” T
RN I N | 1 itat K
tath il 2 g n12:5 2
GG Fl. 32 Y537 1
CESE LG, 1 2b357 17
Cr8Y FLE g 3 21034 74
C.SH FLDS & 31 804 - 12
ro48 Flus 7 &9 1257 1?
bty I TR B W58 12
LRE, LG, % G Ry i

SIS NEVEUSIDT A4AICIC

LAESTRE T Gy

FReMGETDY OF £0.P

- CETHLY

Y oRe 707
Jlike

POTESTET 103 L0V VIS Lo AR TEY TR

bd ¥ T PROIFIYES FhLDD?
B T
TROIOR KT
ST Cas4 TLE. 12,83 PLT

100 -
7.621708
19.22,.25

o - 5,000,15¢
U b
& 21,54

< -

= T

H

R - LR I A A T

15 12,8+3 PERCE §

DIy
Lol FLE
5,000, 1520
317,136.62
+37,720,53

2T 32 1,337 9.03335% 376,13, 25
hs 3 (N FSST TuvheT 345,590.77
00 3 -1,082 2755507
S7TE I8 AT 52,5722
LRV 52.799 275,677,15
AR 40,597 3178885
Y0 TC 167 32,080 47, 228,7"

103 S T1%0h L333R.3 2,230, b56.43

i1 843,002 - 0

SIERC TOF
£

e0 70y . MY THE DWFUT Swfaivis L3007
JYEu

FILE (A'E?

P15

Davn Pa® BEE. SALEy L IER FILE T5E -~ FR3IS
Rt

16



O

REIO (WA) WEST DIV OFF

PROP NAME: TECHNIBILT
GLENDALE CA
PROP DESC: TWO 1-STORY

PROP LOC:

INDUSTRIAL BLDGS

LEASE TYPE: NET

COMBINATION:

COMB STATUS: NOT COMBINED

VP CODE: CEH
ACQ BK DATE: 8005

YEAR TEQ
1980 5,000,159
1981 o
1982 ()}
1983 ()}
1984 o
1985 0
1986 0
1987 0
1988 0
YEAR INT
1980 o
1981 ()}
1982 ()}
1983 0
1984 0
1985 ()}
1986 0
1987 0
1988 0
YEAR DPTX
1980 84,537
1981 "126,908
1982 126,907
1983 126,507
1984 126,907
1985 126,907
1986 126,907
1987 126,907
1988 127,322
YEAR DPTXSLPR
1980 0
1981 0
1982 0
1983 0
1984 0
1985 ()}
1986 o
1987 0
1988 o
YEAR ™
1980 102,264,
1981 162,454
1982 166,450
1983 163,016
1984 134,495
1985 151,163
1986 164,29

¢ §
PROP NO.: 00415 CITY: 1816 % OWNERSHIP: 100.00
SUB-PROP NO: 00415 COUNTY: 37 PRU MARKET VALUE: 6,350,000
PORTFOLIO: PR STATE: 5 JV NARKET VALUE:
SECURITY: 9940  AUTH DATE: 1980 PRU LOAN BALANCE:
OWNERSHIP: WO ACG DATE: 1980 TOTAL LOAN BAL:
INVEST TYPE: PA TRAN DATE: CURRENT EQ INVEST: 5,000,159
WATCH PROP: NO SALE DATE: LEVERAGE TYPE: NONE
GEN HGR: CSG  INV MGR: FYP  FUNCTION CODE: LG
SALE BK DAT: EST SL YR: TERM DATE:
TEQPRU PQ PoP Pal PQPRU PQFPRU
5,000,159 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 ] 0 0 0 0
4] 0 0 0 0 0
0 0 0 0 0 o
PRT BLN FA oC RR we
0 0 5,000,159 0 0 0
0 0 0 0 0 0
0 0 0 0 0 0
0 0 0 0 0 500
0 0 0 0 0 0
0 0 0 0 0 0
[1] 0 0 0 0 0
0 0 3,958 0 0 . 0
0 0 ' 19,585 0 0 4,507
DPTXSL DPBK TNIA TXOTH BBASPAR TBASPAR
74,033 74,033 0 0 0 0
126,508 126,508 0 0 '] 0
126,507 126,907 0 0 0 0
126,907 126,907 0 0 0 0
126,907 126,907 0 0 0 0
126,907 126,907 o 0 0 0
126,907 126,907 0 0 0 0
126,507 126,907 0 0 0 0
127,30 63,509 0 0 0 0
DPBKPAR cFO DCF ny ENC e
0 333,153 333,155 5,000,000 0 5,000,159
0 498,818 498,818 5,534,000 0 5,000,159
0 498,448 498,448 5,842,000 0 5,000,159
0 490,782 490,282 6,125,000 0 5,000,159
0 492,382 492,382 6,213,000 0 5,000,159
0 600,772 600,772 6,400,000 0 5,000,159
0 631,187 631,187 6,350,000 0 5,000,159
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To:

£EEx

AGREEMENT OF PURCHASE AND SALE
AND ESCROW INSTRUCTIONS

Commerce Escrow

1545 Wilshire Boulevard, Suite 600
Los Angeles, California 90017
Attn: Mark Minsky (213) 484-0855

RE: Your Escrow Number
Prudential Property Number PRISA 415

This Agreement of Purchase and Sale and Escrow Instrucfions (here-

inafter "Agreement") is dated this | 2 day of October, 1988 by the
parties hereto, THE PRUDENTIAL INSURANCE COMPANY OF AMERICA, a New
dersey corporation (hereinafter referred to as "Seller"), and Charles

P. Cusumano or his nominee acceptable to Seller (hereinafter'referred

to as "Buyer"”) who do hereby agree among themselves and instruct you,
Commerce Escrow (sometimes hereinafter referred to as "You" or as
"Escrow Holder"), as follows:

1. SALE.

Seller does hereby agree to sell to Buyer and Buyer does
hereby agree to purchase from Seller that certain real property
(sometimes hereinafter referred to as the "Real Property") located

at One Vest Alameda Avenue and 812 South Flower Street, Burbank,
California consisting of two (2) industrial buildings (hereinafter
referred to as the "Building") together with all improvements and
fixtures thereon, including all machinery, equipment, partitions,
heating, cooling, ventilating, 1ight, electrical, power,
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communications, sanitation, waste removal and other utility
facilities, wall, window and floor coverings and decorations, and
any and all appurtenances, mineral, water or other rights owned by
Seller which are incidental to the ownership of the Real Préperty;
and all-tangible personal property, if any, owned by Seller and
used in connection with the operation of .the Building {sometimes
hereinafter referred to as the "Personal Property"”). The legal
description of the Real Property is attached hereto as Exhibit "A"
and incorporated herein by this reference as though set forth in
full at this place. The Personal Property is inventoried on, and
shall be conveyed by Seller to Buyer by means of, the Bill of Sale
attached hereto as Exhibit "B8" and incorporated herein by this
reference as though set forth in full at this place. -

The Building and all of the aforesaid Real Property, Personal
Property, tangibles and intangibles, are sometimes collectively
referred to hereinafter as the "Property".

2. PURCHASE PRICE AND PAYMENT TO SELLER:

The purchase price (hereinafter "Purchase Price") to be paid
by Buyer to Seller for the Property is the sum of Seven Million
and No/100 Dollars ($7,000,000.00) subject to adjustments as
provided in this Agreement. Upon execution of this Agreement by
Seller and Buyer, Buyer will deposit with Escrow Holder the sum of
Two Hundred Thousand Dollars and No/100 ($200,000.00) earnest
money. If Buyer shall extend the closing date beyond November 30,
1988 under Paragraph 8 hereof, then Buyer shall deposit into
escrow no later than November 30, 1988 an additional $100,000

earnest money. Such earnest money will be placed in an interest
bearing account with interest earned to accrue to the account of
Buyer. Such earnest money will become non-refundable to Buyer

upon the completion of the Inspection Contingency Period and the
Financing Contingency Period as hereinafter defined. The balance
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of the Purchase Price shall be deposited with Escrow Holder in
cash or cashier's or certified check not later than the business
day next preceding the Close of Escrow.

The net proceeds from the sale of the Property are to be wire
transferred by You by Federal Reserve Bank Wire on the Closing
date as follows:

Morgan Guaranty Trust Company
30 Wall Street
New York, New York
For Prudential Account Number
050-53-360 -
Morgan's Representative: Dan Rosenthal
(212) 483-2875

The wire transfer shall include the reference: “Sale Proceeds
of PR 415, Burbank, California." You shall instruct Morgan
Guaranty Trust Company to confirm.the receipt of the funds to
Debbie Watson (201) 802-8992.

3. TITLE AND TITLE INSURANCE.

Seller shall convey to Buyer a good title to the Real Prop-
erty by Grant Deed, free and clear of all liens, encumbrances;
easements and claims except for the title exceptions contained in
a Preliminary Title Report (hereinafter referred to as the
"Preliminary Title Report") issued by Stewart Title (hereianter

“Title Company") (under Order Number 334406, dated April 14, 1988,
as that Preliminary Title Report may be amended from time to time

as approved by Buyer and Seller). A copy of the Preliminary Title
Report has been delivered by Seller to Buyer.
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At Close of Escrow you shall cause to be issued through
escrow an Owner's Policy of Title Insurance providing for standard
coverage showing only those title exceptions appearing in the
Preliminary Title Report and any additional exceptions approved by
Buyer and Seller, underwritten by the Title Company insuring Buyer
with 1iability in the amount of the Purchase Price. The original
of said policy shall be delivered by Escrow Holder to Buyer at
Close of Escrow, with a copy to Seller.

4. SELLER'S DELIVERY INTO ESCROW.

Seller will deliver to You the following prior to Close of
Escrow: -

A. A Grant Deed conveying fee simple title to the Real
Property to Buyer which You shall cause to be recorded
pursuant to these instructions.

B. Two originals of a Bill of Sale conveying title to the
Personal Property in the form of Exhibit "B" attached hereto.

C. Duplicates of an Assignment and Assumption of Lease in
the form of Exhibit "C" attached hereto which documents shall
have been executed by Seller and shall be in recordable form.

D. An.affidavit from Seller stating that Seller is not a
"Foreign Person" under the Foreign Investment in Real Prop-
erty Tax Act of 1980 ("FRPTA").

E. Any Affidavit or certificate required by the State to be
filed with regard to any ad valorem or excise tax pertaining
to the Property or the sale.
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G. 1099-B Certification..

H. Confirmation that the cleanup of the former oil sumps
currently in progress supervised by M.B. Gilbert
Associates has been completed. A closure report by the
Los Angeles Department of Public Works with respect to
the former oil sumps is a condition precedent to Close
of Escrow. Close of Escrow shall relieve Seller of all
liability with respect to any soil contamination at such
oil sumps.

BUYER'S DELIVERY INTO ESCROW.

Buyer will deliver to You the following prior to Close of
Escrow:

A. ' The balance of the Purchase Price (as provided in Para-
graph 2 above) plus such additional funds as are required to
pay escrow charges payable by Buyer hereunder, less any
credits Buyer is entitled to under the terms hereof.

B. Two originals of the executed (by Buyer) counterparts of
the documents described in Paragraphs 4C, 4D and 4E above.

CHARGES.

A.  Your fees as Escrow Holder with respect to this sale
shall be shared equally by Seller and Buyer. You are hereby

~directed to deduct all Seller's charges from the sale pro-

ceeds delivered into escrow.
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B. The aggregate premium for the Owner's Policy of the
Title Insurance shall be paid by Seller.

C. A1l expenses and charges incurred in connection with the
discharge of delinquent taxes, if any, or liens or en-
cumbrances, shall be charged to Seller.

D. Each party shall be responsible for payment of the fees
and expenses of its counsel, if any, relating to this sale.

E. Any documentary or transfer taxes shall be paid by
Seller,

- it et ' 57
(N

’
~—

7.  PRORATIONS.

A.  Seller represents that the lease affecting the Building
is triple net, therefore, there will be no prorations of real
estate taxes, water, electricity, gas or other utility
payments.

B. You are to prorate all rents and charges {including cost
of living escalation paymerts and "net bonus" as defined in
the Tease) due under the lease referred to in Paragraph 12
below (sometimes hereinafter referred to as the "Lease"),
based on the number of days in the month of Close of Escrow

" "as of the date of Close of Escrow based upon figures to be
Jjointly supplied to You by Buyer and Seller. If at the Close
of Escrow there are any past due rents or charges owed by
tenants with respect to periods prior thereto, it shall be
assumed for purposes of proration that all such amounts have
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been received by Seller; Buyer, however, shall cooperate with
Seller in collecting such amounts, and any such amounts paid
by tenants to Buyer or its agents after the Closing shall
forthwith be paid over to Seller. In the event that Seller
shall have received any prepaid rents or other charges from
tenants applicable to periods after the Close of Escrow then
Buyer shall be credited through Escrow with such rents and
charges as of the Close of Escrow.

If Seller receives any amounts attributable to the per-
iod after Close of Escrow, whether as rent charges or other-
wise payable to Buyer, Seller shall forthwith pay such
amounts to Buyer.

C. Buyer shall be credited through escrow with the amount
of any tenant security deposits or any other tenant deposits
held by Seller or on behalf of Seller.

D. A1l installments of bonds, special taxes or assessments
which are a lien on the Property and are due and payable at
the time of Closing shall be paid by Seller, provided
however, all installments of bonds, special taxes and
assessments which become due and payable after the Closing
shall be assumed by Buyer.

E.  There will be no insurance policies assigned through
this escrow and hence there will be no proration of insurance
premiums.
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8. CLOSE OF ESCROW.

You are to close escrow as of the date (herein referred to as
"Close of Escrow" or "Closing") as soon as you have received the
items specified in Paragraphs 2, 4 and 5 and upon compliance by
You with this Agreement, but in any case by November 30, 1988,
unless such date shall be extended by written agreement of Seller
and Buyer. So long as Buyer is not in default of this Agreement,
Buyer shall have the option of extending this Escrow until
December 30, 1988 by depositing an additional One Hundred Thousand
Dollars ($100,000.00) non refundable deposit into escrow. Said
deposit shall be credited towards the Purchase Price at Closing.
As of the Close of Escrow (i) you are to record {in Los Angeles
County) the documents described in Paragraph(s) 4A and 4C, and
(i1) you are to deliver (a) one original each of the documents
described in Paragraphs 48, 4C and 4H to Buyer and Seller (b) the
original title policy described in Paragraph 3 to Buyer with a
copy to Seller and (c) the 1099-B Certification with a copy of
completed Form 1099-8 to both Buyer and Seller.

9.  REAL ESTATE COMMISSIONS.

Seller will deliver to You prior to Close of Escrow a letter
of instructions with respect to the payment of any real estate
commissions that may be payable by Seller on the consummation of
this sale. Said letter will authorize You to deduct such commis-
sions from the cash proceeds owing to Seller and to disburse the
commissions from the cash proceeds by check directly to Grubb and

E119s (“Broker") as-more precisely directed in such letter of
instructions.
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10.  AMENDMENTS.

A1l amendments and supplements to this Agreement must be in
writing and executed by Buyer and Seller except with regard to
Paragraph 9.

11. NOTICES.

‘ Whenever You or any party hereto shall desire te give or
serve upon the other any notice, demand, request or other communi-
cation, each such nofice, demand, request or other communication
shall be in writing and shall be given or served upon the other
party by personal service or by first class United States mail,;
postage prepaid, addressed as follows:

TO SELLER: THE PRUDENTIAL INSURANCE COMPANY OF AMERICA
2049 CENTURY PARK EAST, SUITE 2550
LOS ANGELES, CALIFORNIA 90067
ATTENTION: Ana Maria Perez

T0 BUYER: CHARLES P. CUSUMANO
101 SOUTH FIRST STREET
SUITE 400 e
@/\,
o

BURBANK, CALIFORNIA 93582 A\SOL-

®)

TO ESCROW
HOLDER: COMMERCE ESCROW
1545 WILSHIRE BLVD. #600

LOS ANGELES, CALIFORNIA 90017

ATTN: MARK MINSKY
Any such notice, demand, request or other communication shall be
deemed to have been received upon personal delivery thereof or
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three (3) days after having been mailed as provided above, as the
case may be.

12. LEASES AND ESTOPPEL LETTERS.

}

(i) Attached hereto as Exhibit "C" and incorporated herein
by this reference as though set forth in full herein is a form of
Assignment and Assumption of Lease, duplicate originals of which
Buyer and Seller agree to execute and deposit in recordable form
with the Escrow Holder.

' (i1) As a condition precedent to the Close of Escrow, a
written certificate in substantially the form of Exhibit "D"
attached hereto and incorporated herein by this reference must be
obtained from the tenant at the Property or from Seller
acknowledging:

(a) That the lease agreement (identified by date) and any
amendments and modifications thereto (also identified by
date) are the only agreement(s) of any nature between Seller
and the tenant.

(b) That Seller is not in default of its obligations as
landlord under the lease agreement and the lease is in full
force and effect.

(iii) In the event prior to Close of Escrow, Seller, in good
faith, is unable to obtain a certificate (as described in subpara~

graph (i) immediately above) from the tenant at the Property,
then Seller shall provide such certificate. If after closing
Seller js able to obtain such certificate from the Tenant, then
the Tenant's certificate will replace Seller's certificate.
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{iv) Buyer and Seller hereby agree that Buyer shal]lbe res~
ponsible for any leasing commissions, temant improvement costs to
be borne by the landlord under any lTeases at the Property and any
other expenses to be borne by the landlord which arise out of
Teases executed following the date of this Agreement or which
arise out of the exercise by the tenant under any lease existing
prior to the date of this Agreement of an extension or expansion

option.

13. INTENTIONALLY OMITTED

14. MATTERS OF AGREEMENT BETWEEN BUYER AND SELLER. B

As matters of understanding between Buyer and Seller with
which You are not to be concerned, Buyer and Seiler agree as
follows:

A.  SELLER'S REPRESENTATIONS AND WARRANTIES.

Seller represents and warrants as follows:

(1) To the best knowledge and information of Seller:
(a) Seller has complied with and fulfilled all of
Seller's obligations under all Leases, (b) Other than as
disclosed in writing to Buyer, Seller has not received
notice nor does it know of any violation of any statute,
ordinance, rule or regulation of any governmental

authority requiring any work to be done affecting the
Property, (c) there are no condemnation or similar
proceedings against the Property, either pending or
anticipated, (d) the existing survey for the Property in
Seller's possession (sometimes hereinafter referred to
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as the "Survey") is true and correct in all respects,-
(e) there are no adverse claims of adJo1n1ng property
owners against the Property, (f) there are no
encroachments by Seller on the property of others or by
others on the Property except as may be shown on the
Survey, and {g) all fences and walls of Seller are
Jocated within the Tines of the Real Property except as
may be shown on the Survey.

(ii) To the best knowledge of Seller, other than as
previously disclosed in writing to Buyer the building
and the operations of Seller therein are not in
violation of any existing federal, state or Tocal law,
ordinance, rule, regulation or order.

(i11) Subject to Paragraph 14T, Seller and all persons
acting for and on behalf of Seller have the necessary
authorlty to execute documents and to otherwise consum-
mate this transaction.

(iv) A1l Personal Property located on the Property and
all fixtures attached to, pertinent to, or used in con-
nection with the Property being conveyed by Seller here-
under are owned by it and are free of al) liens and
encumbrances except as may be shown in the Preliminary
Title Report.

(v) Seller has received no notice nor does it know of

[N

~any ad valorem tax or assessment affecting the Propert&
which is not shown as an existing lien on the records of
any taxing authority which levies ad valorem taxes or
assessments.
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BUYER'S REPRESENTATIONS AND WARRANTIES.

Buyer represents and warrants as follows:

(i) If Buyer is a Partnership it is duly organized and
validly existing in good standing under the laws of the
State of California and has power and authority to own
its properties and to transact the business in which it
1s engaged and has taken all necessary action to
authorize the execution, delivery and performance of
this Agreement, and this Agreement constitutes a valid
and binding obligation of Buyer:

(i1) Buyer has the right, power, legal capacity and
authority to enter into and perform its obligations
under this Agreement, and no approvals or consents of
any persons other than Buyer are required in connection
with this Agreement. The execution of this Agreement
and consummation of the transactions contemplated hereby
will not result in or constitute any default or event
that, with notice or lapse of time or both, would be a
default, breach or violation of the organizational in-
struments or laws governing Buyer or any lease, license,
promissory note, conditional sales contract, commitment,
indenture, mortgage, deed of trust, or other agreement,

" instrument, or arrangement to which Buyer is a party or

by which Buyer is a party or by which Buyer is bound.

(1i1) Buyer (or its representatives) will have fully
examined and inspected the Property prior to the Close
of Escrow, and Buyer will know and be satisfied with the
physical condition, quality, quantity and state of re-
pair of the Property in all respects and that the same
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is acceptable to Buyer "as is", and Buyer agrees that-no
representations, statements or warranties have at any
time been made by Seller, or its agents, as to the
physical condition, quality, quantity, or state of re-
pair of the Property or related to the operations or
prospects for the Property in any respect which have not
been expressed in this Agreement.

C. INSPECTION CONTINGENCY PERIOD, FIMANCING CONTINGENCY
PERIOD. ’

(i) This Agreement is subject to Buyer's inspection and
approval of a final asbestos report for the property :by
October 31, 1988 "Inspection Contingency Period". Buyer
has already inspected and approved the interior and
exterior of the building including all mechanical
systems and {a) the Preliminary Title Report and the
Survey of the Property, (b) existing Lease affecting the
Property, (c) books and-records of the Property’s
operation and management for the past two years, and the
Property income and expenses. Seller has furnished
Buyer with copies of the above documents. Buyer's
approval of its inspections shall be made by Buyer
issuing his approval in writing to the Escrow Holder,
prior to October 31, 1988. If Buyer fails to issue his
approval in writing prior to October 31, 1988, then
Escrow Holder shall deem this Agreement terminated and
shall give Seller written notice thereof and all

deposits given by Buyer shall be returned to Buyer, less
any escrow or title costs which may have been incurred
by Buyer and Buyer shall immediately return to Seller
all books, records, leases, surveys and other items
which were delivered to Buyer by Sellér. Buyer and its
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representatives, agents and designees shall have the -
right to enter upon the Property, at Buyer's sole cost
and expense, in order to inspect and investigate the
same. Such entry shall be made only after reasonable
advance written notice to Seller by Buyer and at times
acceptable to Seller and any tenants or other occupants
of the Building. Buyer hereby indemnifies and agrees to
hold Seller and the Property free and harmless from and
against all liabilities, .claims, expenses and liens
arising out of any such entry by Buyer or its
representatives, agents or designees. Buyer's indemni ty
shall include attorneys' fees and costs incurred by
Seller to defend itself against any such cltaim, shalt
survive the Close of Escrow and shall continue until the
later of the final disposition of any action to enforce
the same or the date on vhich the statute of limitations
with respect thereto has lapsed.

(i1) Buyer has until October 31, 1988 to obtain a
committment from a lender of his choice (Financing
Contingency Period) for a loan in an amount not less
than Five Million Dollars ($5,000,000) at an interest
rate not to exceed 103% per annum for a term of seven
years. Buyer shall notify Seller immediatley upon
receipt of such committment and such notice shall remove
this Financing Contingency. If Buyer does not notify
Seller by October 31, 1988 that he has obtained such
commitment, then it shall be deemed that Buyer has

failed to receive the required financing commitment and
this Agreement shall terminate and all deposits given by
Buyer shall be returned to Buyer, less any escrow or
title cost which may have been incurred by Buyer.
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D.. HMAINTENANCE OF PROPERTY DURING ESCROW AND
CONFIDENTIALITY.

(i) Subject to Paragraph 14E below, Seller agrees to
maintain the Property in its present condition, fair
wear and tear excepted, until the Close of Escrow, and
will not enter into any new leases or agreements
pertaining to the Property without Buyer's consent which
consent shall not be unreasonably withheld., The failure
by Buyer to object to any new leases or agreements
within five (5) business days of notice of same from
Seller shall be deemed to be (i) Buyer's approval of
same and consent to the execution by Seller of those-
leases or agreements and (ii) the binding of Buyer to
the provisions of such leases or agreements after the
Close of Escrow.

(1) Buyer agrees to keep and maintain and shall cause
its officers, partners and employees to keep and main-
tain any inforﬁation, whatsoever, concerning this trans-
action confidential and not disclose any terms of the
transaction to any person or firm outside of its organi-
zation except for escrow holder and lender. This
agreement for confidentiality shall include but not be
1imited to'a11 items provided to Buyer by Seller and any
reports or inspections which Buyer may have performed or
had performed on its behalf. In the event Buyer elects
to terminate this Agreement pursuant tg (i) above, Buyer

shall promptly return all items furnished to Buyer by
Seller and defiver all reports or inspections, whatso-
ever concerning the Property.
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POSSESSION AND RISK OF LOSS.

(i) At Close of Escrow, Seller, subject to subparagraph
(1) immediately below, shall deliver to Buyer
possession of the Property and each part thereof, sub-
ject, however, to the rights of any tenants of the
Property.

(i1} In the event prior to Close of Escrow the Property
shall sustain damage caused by fire or other casualty
which would cost $250,000 or more to repair, or a taking
or condemnation has occurred, or is threatened, of all
or any portion of the Property as would materially
interfere with the existing use thereof, Buyer or Seller
may, at its option, terminate this Agreement by written
notice to the other within fifteen (15) days after
notice of such event, or at the intended Close of
Escrow, whichever is earlier. In such event, Buyer
shall be entitled to the immediate recovery of all sums
deposited by it into escrow. If neither Buyer nor
Seller so elects to terminate its obligations under this
Agreement, the Close of Escrow shall take place as pro-
vided herein without abatement of the Purchase Price,
and there shall be assigned to Buyer at the Close of
Escrow all of the Seller's interest in and to any insur-
ance proceeds or condemnation awards which may be pay-
able to Seller on account of such occurrence and Seller
shall have no obligation of repair or replacement.

In the event, prior to Close of Escrow, the Proper-
ty shall sustain damage caused by fire or other casualty
which would cost less than $250,000 to repair, or a
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taking or condemnation has occurred, or is threatened,

as would not materially interfere with the existing use
thereof, Buyer and Seller shall have no right to terminate
this Agreement, and there shall be assigned to Buyer at

the Close of Escrow all of Seller's interest in and to

any insurance proceeds or condemnation awards which may

be payable to Seller -on account of any such occurrence,

and Seller shall have no obligation of repair or replacement.

F.  BUYER'S REMEDIES.

In the event that Seller, after the opening of escrow
hereunder, is unable to convey marketable title in accordance
with tQE terms of this Agreement, or in the event of the
failure of any contingencies in favor of Buyer set forth in
this Agreement and Buyer has not waived such contingencies,
this Agreement may be terminated at the option of Buyer. If
Buyer terminates the Agreement under this paragraph, Seller
shall refund or cause to be refunded all of Buyer's deposits
and thereafter both Buyer and Seller shall be relieved of any

further 1iability hereunder.

G. SELLER'S REMEDIES.

SELLER'S SOLE REMEDY IN THE EVENT THAT PRIOR TO CLOSE OF
ESCROW ‘BUYER BREACHES ANY OF ITS OBLIGATIONS UNDER THIS
AGREEMENT, SHALL BE FOR SELLER TO DECLARE THIS AGREEMENT
TERMINATED BY WRITTEN NOI}CE TO BUYER. BOTH PARTIES AGREE

THAT IF SELLER SO TERMINATES THIS AGREEMENT, SELLER SHOULD BE
ENTITLED TO COMPENSATION FOR THE DETRIMENT SUFFERED BY IT,
BUT THAT IT IS EXTREMELY DIFFICULT AND IMPRACTICAL TO
ASCERTAIN THE EXTENT OF SUCH DETRIMENT, AND THUS TO AVOID
THESE PROBLEMS, THE PARTIES AGREE TO LIQUIDATED DAMAGES BY
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AGREEING THAT SELLER SHALL BE ENTITLED TO RETAIN THE
$200,000.00° EARNEST MONEY DEPOSIT OR, IF BUYER FAILS TO CLOSE
AFTER NOVEMBER 30, 1988 THEN SELLER SHALL BE ENTITLED TO
RETAIN THE $300,000.00 EARNEST MONEY DEPOSIT. BOTH PARTIES
AGREE THAT THE SUM STATED AS LIQUIDATED DAMAGES IS A REASON-
ABLE ESTIMATE OF THE AMOUNT OF DAMAGES WHICH MAY BE SUFFERED
BY SELLER AND THAT IT SHALL BE IN LIEU OF ANY OTHER RELIEF TO
VHICH SELLER MIGHT OTHERWISE BE ENTITLED TO BY VIRTUE OF THIS
AGREEMENT OR BY OPERATION OF LAW, AND SHALL BE ITS SOLE
REMEDY FOR ANY DEFAULT BY BUYER PRIOR TO CLOSE OF ESCROW. 4~
BUYER AN SELLER HAVE PLACED THEIR INITIALS HERE (BUYER &\ ,
SELL ) TO SHOW THEIR AGREEMENT TO THE FOREGOING LIQUI-
DATEDF;DA}MGES PROVISION, -
(g

H.  ATTORNEY'S FEES.

In the event that any party to this Agreement is re-
quired to employ counsel to enforce any of the terms of this
Agreement, the prevailing party shall be entitled to recover
its reasonable attorneys' fees and court costs incurred.

I. COMPLETE AGREEMENT.

A1l understandings and agreements heretofore had ‘between
the parties are merged in this Agreement, which alone fully
and completely expresses the agreement of the parties. This
Agreement has beén entered into after full investigation of
the facts by both parties and neither party has relied on any

statement or representation not embodied in this document.

RLR-440-CUSUMANO PURCH & SALE
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J.  GOVERNING LAH.

This Agreement shall be governed under the laws of the
State of California.

K. ~ COUNTERPARTS, HEADINGS AND DEFINED TERMS.

This Agreement may be executed in several counterparts
each of which shall be an original, but all of such counter-
parts shall constitute one such Agreement. The headings used
herein are for convenience only and are not to be construed
to be part of this Agreement. The terms “Buyer” and "Seller"
as used herein shall include the plural as well as the sing-
ular. If more than one person or entity is named a "Buyer"
the obligations of such persons or entities are Joint and
several.

L. EFFECTIVENESS OF AGREEMENT

Submission of this Agreement for examination or signa-
ture by Buyer is not effective as an agreement to sell the
Property, or otherwise until execution by and delivery to
both Buyer and Seller of an original of this Agreement.

M.  TIME OF THE ESSENCE,

Time is of the essence of this Agreement.

¥

N.  WAIVER AND SURVIVAL.

The waiver by one party of the performance of any coven-

.

ant, condition or promise shall not invalidate this Agree-

RLR-440-CUSUMANO PURCH & SALE



ment, nor shall it be considered to be a waiver by it of any
other covenant, condition, or promise. The waiver by either
or both parties of the time for performing any act shall not
constitute a waiver of the time for performing any other act
or an identical act required to be performed at a later time.
Except as specifically provided in Paragraph 14F and 146G
above, the exercise -of any remedy provided 4in this Agreement
shall not be a waiver of any other remedy provided by Taw.
The representations, warranties, covenants and agreements of
the parties contained herein shall survive the Close of
Escrow and shall not be merged into the Closing Documents.

0. THIRD PARTIES. -

Nothing contained in this Agreement, expressed or im-
plied, is intended to confer upon any person, other than the
parties hereto and their successors and assigns, any rights
or remedies under or by reason of this Agreement.

P.  SEVERABILITY.

In case any one or more of the provisions contained in
this Agreement shall for any reason be held to be invalid,
illegal or unenforceable in any respect, such invalidity,
illegality or unenforceability shall not affect any other
provision hereof and this Agreement shall be construed as if
such invalid, illegal or unenforceable provision had never
been contained' herein.

RLR-440-CUSUMANO PURCH & SALE '
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Q.  ADDITIONAL DOCUMENTS.

Each party hereto agrees to perform any further acts and
to execute and deliver any further documents which may be
reasonab]y'necessary to carry out the provisions of this
Agreement.

R.  ASSIGNMENT: BINDING EFFECT.

Except for Assignment by'Buyer to a Partnership
controlled by him or to a member of his immediate family this
Agreement is not assignable by Buyer to any other party
without the prior written consent of Seller which consent -
shall be exercised in Seller's sole and uncontrolled
discretion. Subject to. the foregoing, this Agreement shall
be binding upon the heirs, executors, administrators, succes-
sors and assigns of Seller and Buyer.

S.  INDEMNITY.

The only real estate commissions in connection with the
sale of the Property are described in Paragraph 9 and Seller
and Buyer shall defend, indemnify and hold each other free
and harmless from and against all claims and demands in re-
spect to additional commissions or finder's fees which such
indemnifying party may have incurred. The indemnity provided
for herein shall include attorneys' fees and costs incurred
to defend any claim.

The provision of this Paragraph 14S shall survive the
Close of Escrow and shall continue until the later of the
final disposition of any action to enforce same' or the date
on which the statute of limitations with respect thereto has
lapsed.

RLR-440-CUSUMANO PURCH & SALE
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T.  CORPORATE APPROVAL.

It is understood that this sale must be approved by
Seller's Corporate officers and the Finance Committee of its
Board of Directors. Seller will present this sale to its
Corporate officers for such approval. Upon the approval and
authorization by Seller's Corporate officers and the Finance
Committee of its Board of Directors, Seller shall immediately
notify Buyer.- In the event that the sale shall not be
approved as herein provided within thirty (30) days from end
of the Financing Contingency Period, Seller shall terminate
this Agreement by giving written notice of such fact to Buyer
and this Agreement shall thereupon terminate without .
1iability by either party to the other and Buyer's earnest
money deposit, if any, shall be returned to Buyer by Seller .
or Escrow Holder, as the case may be.

U.  TAX DEFERRED EXCHANGE.

So Tong as Buyer's not in Default of this Agreement,
Seller will reasonably cooperate with Buyer in a tax deferred
exchange. Under no circumstances will Seller be obligated to

RLR-440-CUSUMANO PURCH & SALE
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take title to any other property as a condition of the sale
contemplated hereby or of such tax deferred exchange.

IN WITNESS WHEREQF, the parties hereto have executed this Agree-
ment as of the dates set opposite of each of their signatures.

THE PRUDENTIAL INSURANCE COMPANY OF AMERICA

Executed at Los Angeles

T o~
this _[§ day of BY: D b S DO
October 1988. ('{/) Vice President
—

SELLER

Executed at ¥R, \tlon, .k B%%m

this \XR_ day of
October, 1988. BY:

BUYER

RLR-440-CUSUMANO PURCH & SALE



i i e e e JR———

25

Receipt of the foregoing instructicns to Escrow Holder is acknow-
tedged, said escrow account is accepted and Escrow Holder agrees to
hold and dispose of the funds and documents deposited in said account
in accordance with such instructions.

Date: October , 1988,

By:

RLR-440-CUSUMANO PURCH & SALE



EXHIBIT "A"

LEGAL DESCRIPTION OF PROPERTY

One West Alameda Avenue and 812 South Flower Street

Burbank, California

The site is legally described as:

The Southeasterly 1/2 of Block 92 of the Subdivision of the Rancho .
Providencia and Scott Tract, in the city of Burbank, County of Los
Angeles, State of California, as per map recorded in Book 43, Page 47
cf Miscellaneous Records, in the office of the County Recorder of said
County. N

The said Southeasterly 1/2 being 1/2 the area of said Block computed to
the side lines of ;he adjoining streets as shown on said map.

The Northwesterly boundary 1ine thereof being parallel with the -
Southeasterly line of said Block 92.

RLR-442-CUSUMANO EXHIBITS
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EXHIBIT "B"

BILL OF SALE

KNOW ALL MEN BY THESE PRESENTS: For and in consideration of the
sum of TEN DOLLARS ($10.00), Tawful money of the United States of
America, receipt of which is hereby acknowledged, THE PRUDENTIAL
INSURANCE COMPANY OF AMERICA, a corporation organized under the laws of
the State of New Jersey, hereinafter designated as SELLER, does hereby
grant, bargain, sell and convey to

hereinafter designated as BUYER, the following described personal
property situated at and used in connection with the real property
described in Exhibit "A" attached, to wit:

See Schedule "AY attached hereto and incorporated herein by
this reference as though set forth in full at this place.

AND Seller does covenant and agree to warrant and defend the title
to such personal property against the just and Tawful claims of all
persons whomscever claiming by or through Seller.

IN WITNESS WHEREOF, said corporation has caused its corporate name
and seal to be affixed hereto and this instrument to be executed by its
Vice President and Assistant Secretary thereunto duly authorized, this

DAY OF , 1988.

THE PRUDENTIAL INSURANCE COMPANY OF AMERICA

- BY:

Vice President

BY:

Assistant Secretary

RLR-442-CUSUMANO EXHIBITS



STATE OF CALIFORNIA
COUNTY OF LOS ANGELES

On

ss.

e 0 S MR S

» before me, the undersigned, a

Notary Public in and for said State, personally appeared
personally known to me or proved to me on the basis

of satisfactory evidence to be the person who executed the within in-
strument as. the Assistant Secretary of the Corporation that executed
the within instrument, and acknowledged to me that. such Corporation

executed the within instrument

of its board of directors

WITNESS my hand and Official seal. I.P. Number

(SEAL)

pursuant to its by-laws or a resolution

Escrow Number

Notary PubTic in and for said State.

RLR-442-CUSUMANO EXHIBITS
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SCHEDULE "A" TO BILL OF SALE

PERSONAL PROPERTY INCLUDED IN SALE OF

THAT CERTAIN REAL PROPERTY LOCATED AT:

One West Alameda Avenue & 812 South Flower Street,
Burbank, California

NONE

o = e Sme 8 i s
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Exhibit "A"

LEGAL DESCRIPTION OF REAL PROPERTY

One West Alameda Avenue and 812 South Flower Street

Burbank, California

The site is Tegally described as:

The Southeasterly 1/2 of Block 92 of the Subdivision of the Rancho
Providencia and Scott Tract, in the city of Burbank, County of Los
Angeles, State of California, as per map recorded in Book 43, Page 47
of Miscellaneous Records, in the office of the County Recorder of said
County.

The said Southeasterly 1/2 being 1/2 the area of said Block computed to
the side Tines of the adjoining streets as shown on said map.

The Northwesterly boundary line thereof being parallel with the
Southeasterly line of said Block 92. .

RLR-~442-CUSUMANO EXHIBITS
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EXHIBIT "C"

RECORDING REQUESTED BY:
AND WHEN RECORDED, MAIL TO:

ASSIGNMENT AND ASSUMPTION OF LEASE

This Assignment and Assumption of Lease is made and entered into
this day of » 1988, by and between THE PRUDENTIAL
INSURANCE COMPANY OF AMERICA, a New Jersey corporation ("Assignor™) and

.

{"Assignee™) with reference to the following facts:

A. On October » 1988, Assignor and Assignee executed that
certain Agreement of Purchase and Sale and Escrow Instructions
("Agreement") covering the sale by Assignor to Assignee of certain
real property with improvements located thereon commonly known as
One West Alameda and 812 South Flower Street, Burbank, Ca, the
Tegal description of which is contained in Exhibit "A" attached
hereto and incorporated herein by this reference as though set-
forth in full at this place,

B. There is a space lease which was entered into by Assignor,
which lease Assignor wishes to assign to Assignee; Assignee
desires to assume the Lessor's obligations under such lease. A
description of the lease is attached hereto as Exhibit "B" and
incorporated herein by this reference as though set forth in full
at this place,

Wherefore, by reason of the foregoing facts, which constitute
a part of this Assignment and Assumption of Lease, and in consid-
eration of the mutual promises contained herein and in the Agree-
-ment of Purchase and Sale and Escrow Instructions referred to .
above and for other valuable consideration, Assignor and Assignee
hereby agree as follows:

1)  Assignor does hereby sell, assign and transfer all of
its right, title and interest in and to the Lease, described
on Exhibit "B" attached hereto, including its interest in the
security deposits and prepaid rents under the lease, to
Assignee as of the closing date of the above sale.

2) Assignee agrees to assume the Lessor's obligations under

T 7T Ttheledasé 17sted on EXKibit "B attached hereto and to be
bound by all of the terms and conditions of the lease therein
agreed to be made and performed by the Lessor under such
lTease as of the closing date of the above sale.

RLR-442-CUSUMANO EXHIBITS
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3) This Assignment may be executed in several counterparts
each of which shall be deemed to be an original, but collec-
tively will constitute only one such Assignment.

THE PRUDENTIAL INSURANCE COMPANY OF AMERICA.

BY:
Vice President
BY:
Assistant Secretary
"ASSIGNOR"
BY:
BY:
"ASSIGNEE"

RLR-442-CUSUMANO EXHIBITS



STATE OF CALIFORNIA
SS.

~— s

COUNTY OF LOS ANGELES

On before me, the undersigned, a Notary Public
in and for said State, persconally appeared
personally known to me or proved to me on' the basis of satisfactory
evidence to be the perscn who executed the within instrument as the

Vice President, and » Personally known to me
or proven to me on the basis of satisfactory evidence to be the person
who executed the within instrument as the Assistant Secretary of the ..
corporation that executed the within instrument and acknowledged to me
that such corporation executed the within instrument pursuant to its
by-Taws or a resolution of its board of directors.

WITNESS my hand and official seal.

Signature:
STATE OF CALIFORNIA )
) SS.
COUNTY OF LOS ANGELES )
On » before me, the undersigned, a Notary Public

in and for said State, personally appeared
personally known to me or proven to me on the basis of satisfactory
evidence to be the person who executed the within instrument as

of the partners of the partnership that executed

the within instrument, and acknowledged to me that such partnership
executed the same.

WITNESS my hand and official seal.

Signature:

RLR-442-CUSUMANO EXHIBITS
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STATE OF CALIFORNIA . g
SS.
COUNTY OF LOS ANGELES )
On » before me, the undersigned, a Notary Public in

and for said State, personally appeared
personally known to me or proven to me on the basis of satisfactory
evidence to be the person who executed thw within instrument as the
Vice President, and » personally known to me
or proven to me on the basis of satisfactory evidence to be the person
who executed the within instrument as the Assistant Secretary of the
corporation that executed the within instrument and acknowledged to me
that such corporation executed the within instrument pursuant to its
by-laws or a resolution of its board of directors.

WITNESS my hand and official seal.

Signature:

PRISA 415:
ESCROW NUMBER:

RLR-442-CUSUMANO EXHIBITS
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Exhibit "A" to
Assigrment and Assumption of Leases
Executed by
The Prudential Insurance Company of America
And

Legal Description of Property

The site is legally described as:

The Southeasterly 1/2 of Block 92 of the Subdivision of the Rancho
Providencia and Scott Tract, in the city of Burbank, County of Los
Angeles, State of California, as per map recorded in Book 43, Page 47
of Miscellaneous Records, in the office of the County Recorder of said
County. -

The said Southeasterly 1/2 being 1/2 the area of said Block computed to
the side lines of the adjoining streets as shown on said map.

The Northwesterly boundary line thereof being parallel with the
Southeasterly line of said Block 92.

RLR-442-CUSUMAND EXHIBITS
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Exhibit "B" to
Assignment and Assumption of Leases
Executed by
The Prudential Insurance Company of America
And

Lease Description

Tenant Term

1. Gleason Corporation May 1, 1980
acquired by Whittaker Corporation

RLR-442-CUSUMAND EXHIBITS
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EXHIBIT "D"

ESTOPPEL CERTIFICATE

Charles P. Cusumano,

or his Successor in Interest

101 South First Street, Suite 400
Burbank, California 91582

Re: Lease dated: May 1, 1980
Between: The Prudential Insurance Company of America, Landlord

Whittaker Industries, Ltd., Whittaker Metals Corporation,
Tenant, as successor in interest to Gleason Corporation.

On Premises located and addressed as:

One West Alameda and

812 South Flower Street ,
Burbank, California (the "Premises")

Gentlemen:

The undersigned, as Tenant under the subject Lease, knowing that you will
rely upon the accuracy of the information set forth herein, hereby certifies
as follows:

1. That it has accepted possession and is now in occupancy of the
Premises of the subject Lease;

2. That the Lease is presently in full force and effect and there
have been no amendments, modifications, alterations or other
agreements respecting the Lease except as follows: Original
tenant under Lease dated May 1, 1980 was Gleason Corporation;
Lease assigned to Tenant January 5, 1982, along with Lease
Guarantee by Whittaker Corporation of January 5, 1982; sublease
of One West Alameda to Western Studio Service, Inc. on February
23, 1988, and sublease of 812 South Flower Street to Peterson
Fire Protection, Inc. on July 1, 1988. The undersigned agrees
that it will make no further amendment, modification, alteration
or agreement respecting the Lease without your prior written
consent.

3. That there are no offsets or credits against rentals, that there
are no claims or defenses to enforcement of the Lease, that no

T T T TTUrentalsThave beén Prepaid; that o periods of free rentals are
applicable to the term of the Lease, except as follows: (If
none, insert "None")

RLR-442-CUSUMAND EXHIBITS
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That the term of the Lease is for 15 years. The primary lLease
term expires April 30, 1995;

(a) That the monthly rental is $55,943.76 and rent has been
paid to » 1988,

{b) The undersigned is responsible for all operating expenses
and taxes with respect to the Premises during the Lease Term.

That the undersigned has paid to Lessor a security deposit of

That none of the following events have occurred: (a) the filing
by or against the undersigned of a petition in bankruptcy,
insolvency, reorganization or an action for the appointment of a
receiver or trustee; or (b) the making of an assignment for the
benefit of creditors;

That the undersigned shall not look to you, your successors
or assigns for the return or credit of the security deposit
or prepaid rent, if any, unless said monies have been
transferred to you; and

The person(s) executing this Letter is/are duly authroized
and empowered in all respects to do so on behalf of the

undersigned.

Dated this day of , 1988.
WHITTAKER CORPORATION

By:

By:

RLR-442-CUSUMANO EXHIBITS
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Exhibit "B"

LIST OF SERVICE CONTRACTS

NONE

RLR-442-CUSUMAND EXHIBITS
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Exhibit "C"

LIST OF WARRANTIES AND GUARANTEES

‘NONE

RLR-442-CUSUMANO EXHIBITS
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REALTY GROUP OFFICE : t-AKG o

PROPERTY NUMBER: Pe. 4,3

INTEREST APPRAISED:
DI FEE SIMPLE (O LEASEHOLD £ LEASED FEE:

DATE OF MOST RECENT INDEPENDENT APPRAISAL: C?L(ﬁix!+ 987 (1)
MARKET VALUE ESTIMATE OF THAT APPRAISAL: $ L.EﬂSD,COO
IMMEDIATE PAST QUARTER'S- MARKET VALUE ESTIMATE: $ & oSt ne0
CURRENT QUARTER'S MARKET VALUE ESTIMATE: § (700,000 (2)
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(1) Prior to the initial independent appraisal, property to be carried at
cost.

(2) Indicate percentage change, if any, from previous quarter, # %. If
change is a.+10% or +$3,000,000 and is internally generated, include
new appraisal and support1ng memorandum. If externally generated
please explain the reason for the change (same parameters) in a
separate memorandum,

(3) Any change in value from prev1ous quarter must be approved or signed
by a director level person (#77).

(4) To be dated on or before the 10th of the final month of the quarter
and be received in corporate within three working days.

PAGE 1
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Western Division Offi %,
Real Estate Investment Uepanmem
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Los Angeles, California 90067
Tel. 213-277-1400

Cynthla S. Goodrich
Investment Manager
Real Estate Operations

December 22, 1981

Arnold F. Rebholz

Vice President, RED

Real Estate Investment Department
20 Plaza

Corporate

RE: PRISA 415 - Gleason.. Corp. Lease

The enclosed Tease proposal recommends approval of an assignment of lease and
an associated lease amendment releasing lessee from all future obligations.

PRISA 415 was purchased in May 1981 with Gleason Corporation occupying the
entire premises. A subsequent amendment changed the lessee to "Gleason
Corporation dba Technibilt Corporation”. Technibilt is a wholly owned
division of Gleason.

Gleason is now considering a sale of its Technibilt shopping cart division

to Whittaker Corporation, a Fortune 500 company with a net worth of $332,000,000.
Since this transaction has not yet been consummated, Gleason has requested
strict confidentiality. Part of the sale documents would include an assignment
from Gleason to Whittaker (or actually Whittar Industries, LTD., a division

of Whittaker), a Guarantee of Lease by Whittaker, and an amendment to Lease
relieving Gleason of all obligation. Technibilt would continue to operate on
the premises under its own name. Only the ownership would change.

-
1

Recommended .
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A% = PROPERTY LEASE PROPOSAL@"

Assignment & Lease Modification

. ropcztyllpin No. PRISA 415 Address or Location: One West Alameda Ave

‘remises included in lease
‘enant

—
Jse
ferm
lental

& 812 Flower Street, Burbank, CA

137,300 sf.

Gleason Corporation dba Technibilt Corp.
Assigned to Whittar Industries, Ltd. dba Technibilt Corp.

Light manufacturing,office, plating, shipping, warehousing &
similar purposes.

5-1-80 to 4-30-95 o
plus one 5-yr option at market. L

$41,667/mo($3.64/sq/yr.)
CPI adjustment every 5 years, with 10% cap. iy

“ommission payable to $
Address

Repairs as a condition of this lease $

JPECIAL PROVISIONS: NNN Lease
Security deposit required only if Lessee's net worth falls below
$10,000,000. Lessor to give 15 days notice to Lessee prior to putting
premises on the open market for sale.

> Gleason Corporation is released from all future obligations on this

}ease and in their place, Whittaker Corporation is guaranteeing the
ease.

Lease subject to approval by Law Department as to form.

Note: Arrows indicate Areas of Change from Existing Leases

Approved for :ubmu'szangpl;ﬂ[ % Mﬂomey - /é {/ “/]

NEAL EATATR
INVESTMENT
oFFics

REID

Western Division Offca, ﬂmm
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'“"“‘,‘;g 7’11@.,234(% lUw Mot o in-21-84

REOTONAL
HOME
O¥FICR

SIGNATURB

O avraonezo
J ascoxmarmsn

DATE

N\ oo

CORPORATE
HOME
OPFICH

A R el

RENTAL AND INCOME DATA (Complete anly if income prodnuug property otber than farm)

No. UrTs OR Squane FEET ANNUAL RENTAL YALUE Ava, RENT rem Uit o PER SQ FT.

1. Space rented exclusive of above offer

2. SPACE AND AVERAGE RENT OF ABOVE OFFER

3 Gross annual income, mncluding this lease

4. Remaining vecant space (munimum value)

5 Annual income—100% occupied

6. Operating expense without this lease

7. Net income without this lease (1 minus 6). . . . . .. s . *Yield % B.D

8. Operati if lease 15

g EXP*

9. Net income 1if lcase 8 accepted (3 minus 8) R N e e *Yield % B D
10. Actual cost (Includs ail iters chargeable to R E Cost) §. — leasc) §. {with feasc)
*Yicld based on item No, 10

COMB 30923} _ED 18-71 Printed tn US.A. by Prudentusl Prexs
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REAL ESTATE SALES <

REPORTED TO FINANCE COMMITTEE November 22, 1988

Real estate sales authorized under the authority granted by the Finance Committee (714(f)).
Consummation of each authorization is subject to the approval of the Law Department.

v

-

“Property Number:

Location:
Action Taken:

Rental and
Occupancy:

Operating History
and Projected
Operations:

Purchaser:

Analysis of Sale:

SALE OF REAL ESTATE ACQUIRED FOR
PRUDENTIAL'S PROPERTY INVESTMENT SEPARATE ACCOUNT

PRISA 00 415

Burbank, California

Sold an office/warehouse building for $7,000,000, all cash, subject
to a credit of $77,000 for asbestos removal. .

The entire property is leased to Technibilt Corporation at a current
annual net rental of $4.90 per square foot under a lease expiring in
1995 with a rental increase in 1990 based on the Consumer Price
Index. The property has recently been sublet by the tenant at an
annual net rental of $3.95 per square foot after being vacant for 18
months.

Net Income Before

Capital Expenditures, Annual
Average Annual Depreciation, Return On
Average Gross Rental Debt Service, Purchaser's
Year Occupancy Per Square Foot and Income Taxes Investment
19915proj.; 100% $5.95 $776,000 11.10%
1990(proj.) 100% 5.60 729,000 10.40%
1989(proj.) 100% 4.90 635,000. 9.10%
1988(est.) 100% 4,90 636,000 -
1987 100% 4,90 631,000

Based on the initial investment of the purchaser and the estimated
net income and change in market value through 1993, the five-year
average annual total return to the purchaser is projected to be
9.50%.

Charles Cusumano, or nominee satisfactory to The Prudential.

Acquisition Cost $5,000,000
Plus: Capital Expenditures 27,000

Appreciation 1,673,000
Current Equity Value (9/88) $6,700,000

ES1
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(4 REAL ESTATE SALES

REPORTED TO FINANCE COMMITTEE November 22, 1988

. Real estate sales authorized under the authority granted by the Finance Committee (J14(f)).
Consummation of each authorization is subject to the approval of the Law Department.

-2 <
Analysis of Sale: Sales Price $7,000,000
{cont'd) Less: Asbestos Removal Credit 77,000
Sales Expense 262,000
Net Sales Proceeds $6,661,000
Loss on Current Equity Value $ 39,000
Gain on Investment $1,634,000

The present value of selling this property for net proceeds of
$6,661,000 is equal to the present value of continued ownership at a
discount rate of 7.90%.. This analysis is based upon a comparison of
the discounted value of the cash flow to be realized from continued
ownership over a ten-year holding period together with estimated net
sales proceeds of $6,062,000 realized from a property sale at the
end of that period.

The sale of this investment would provide a yield af 12.80% compared

. to a yiald of of 12.00% anticipated at the time of acquisition in
1980.
Quality Rating: A
Date Approved: October 24, 1988

‘ ESia
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P : T Johin C.EEF 'man
- Vice Plesi:é}*

. 7/ '
The PFUdenhal @ The Prudential Acguisitions and Sales Group

Prudential Piaza, Nevwsark, NJ 07101

l . 201 877-7044

March 8, 1988

Ms. Paula Kinnison \
Investment Manager

The Prudential

Los Angeles Realty Group

2049 Century Park East

Suite 2550

Los Angeles, CA 90067

Re: Los Angeles RGO
PRISA 415

Dear Paula:

' In accordance with your request, the enclosed Sales Data Summary(s)
have been approved and will remain effective for 180 days from the date
of approval.

Sincerely,

JCH/Tig
Enclosures

cc: Mike Welborn
Chuck Lightner
E1Ten Blazoski
Sue Colross

Llomber of M Sagcentiad 1oy Genagn
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REIO LARGO
Sales Data Summary Preparer P. Kinnison
Date 2/8/88
Property Name Technibilt Property No. PR 415
Address One West Alameda Street INVPROP Ask Price File PR415A
& 812 Flower Street "~ INVPROP Hold Price File PR415H
Burbank, California
Year Acquired 1980 Year Built 1948 and 1955
Gross Building Area 137,300 Net Rentable 137,300 Occupied 137,300
Square Feet
Lot Size 4.71 acres or 205,168 sq. ft. Number of Tenants 1

Interest Being Sold Fee Simple

Description of Improvements:
The property consists of a reinforced concrete tilt-up industrial building completed in

1955, containing a total of 120,000 sq. ft., plus a 17,300 sq. ft. brick building

completed in 1948. The site contains parking for 100 cars between the two buildings which

is less than current code requirements of 1 space per 1,000 industrial sq. ft. There are

three recessed dock-high truck doors and three grade level doors in the large building.
Ceiling clear height is 17 feet or less in some areas. The roof is of asphalt and rock
with a 2-inch tongue and groove deck, supported by fabricated steel trusses. Our most
recent roof report calls for new roofs to be put on both buildings in 1987. The gas-fired

boiler which provided heating was recently removed. Functionally obsolete evaporative

coolers, which are roof-mounted, serve as the air-conditioning system. There is a 480-

volt, three-phase electrical system, with a 6,000 amp capacity. The smaller brick

building is approximately 50% office area while the larger building has 6,000 sq. ft. of

office space. The property is generally run-down, obsolete, and in very poor condition.
Major Leases (current year)

"8q.Ft. Tenant Base Rent Escalations Recoveries Terminations Options
137,300 Whittaker - $671,325 $856,800 from NNN 4/30/95 1-5 year
Corp. dba 5/1/90 to , option at
. 7
Technibilt ¥/ Df 4/30/95 ! market
W/ 2/
Tynthli L5V D with at
least 9
months
notice

Lease roll over to Market Schedule (Sq. Ft.):
19 95 137,300



)

]
N

]
T

Financing Terms: Rate N/A - Term

‘N/A
Original Amount N/A Balance N/A
Commencement Date N/A Assumable N/A
Monthly Payment N/A : Maturity Date N/A
Revenue and Expenditures: Last Year Actual 1987 Current Year Estimate 1988
Revenue Rent $671,325 $671,328
Interest Income 2,149 2,388
Cleaning '
Utilities

General Operating
Repairs & Maint.

Administrative (43,251)* (16,506)

Common Area

Insurance (19,217) (1@,217)

Real Estate Taxes

Other Tax

Operating Profit (Accrual

Basis) ‘ $611,006 $637,993

Accrual Adjustments Cash

Net Operating Profit $611,006 $637,993
. Capital Expenditures (3,958) (12,175)

Cash Flow $607,048 . $625,818

Interest

Amortization

Net Cash Flow $607,048 $625,818

Appraised Value $6,350,000 as of 12/10/87  Book Value $4,020,580 as of 2/9/88
(Attach 16444)

Other Information: Tenant has moved its operations to Missouri and has been trying to
sublease the space for 1 1/2 years. Since the 1950's, the tenant has operated an acid
plating process in_the warehouse. Most of the toxic waste at the site has recently been
cleaned up by the tenant. There is asbestos in the offices and roofs.

Asking Price: sa—;eeeaeoo‘-z,fw,wcz Hold Value: _$5,134,000

(36 % above the Hold Valueiae (Before Sale Expenses)
Before Tax Value $6,482,300 $4,933,660 After Tax Value N/A N/A
(Sale) (Hold) (sale) (Hold)

Please attach floor plans, site plan and pictures if available.

Recomme?e&;,\«u&,w&(xﬁl.( L/\alee. xf— o k/—r;;g,,,__, 3{ g'lg:g—
7 v U ' :

\\\‘—_Sféy. or R.V.P., REIO) ME (Date) Kgbroval (Date)
‘cq: Division‘ P's, Acquisitions and Property Management
For Additional Information call: Paula C. Kinnison (213) 284-2690
Name Telephone No.

*Nua +tn navmeant nf lenal and cansultina fees related tn toxic waste clean-un.
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- §
Februsry 1%, 1988 FODRRAL BEXPRISS
. e Kofiman, V » i
M. John C. Koffman, Vice President prudential Paalty Group

Ti:2 Frudential Realty Grourp
4 Prudencial Plazsz
Hewark, New Jersey 07101 ooy, FEB 1 O 088 7

7
Re: PR 415, Tachribiltc <
Burbank, California Loy m,é:.é’ 105, kTX 90 if

Daar John: N

Joun € Hofiman

1/)103/350

Enclosed please <find the rricing submission for the above-
referanced property. This oproperty consists of oue 120,000
square feoot corcrete tiit-up warehouse and a 17,300 square feot
building which is half o*"Y 1~e and haLr Waruhnuse Both of +the
buildings ars over ow_theiy age. Wsither
Miilding is currentlv ucbugLed, although the E€3WaRT, Whittaksr
-Corporacion {(a Fortune 500 company), contirues o By  renb.
Whitt=zker s vyent is currently z2bove merket and they are in the
orocess of delive”ing 2 surlease wropa=al (see "Comparables”
section for terms of sublseass) to cover the remainder of their
lease term to a storavTe company.

whittaker i< parent cempany

»The 3ite w2s used by Technibilt to build and renzir shooping
carts. The property had 2 large toxic waste problem when we
Xirst otarted werking on it 1 1/2 ysars ago. The ‘tenant. in
avtempting to sublease the property, has removed the undergrovnd
tanks and clarifiers and cleaned the chrome plating pit. There
is stili a ccmnpressor pad ares where the soll remzins to be
¢ieaned and thai work should start soon. In addition., the office
areas have asbestos in the ceiling tiles and pide insulaticns and
elbows and the roofs have aabestos. The Property Company is
ourrantly working with the tenant to gei this asba::tas ramoved,
Whittaker has szid that they will remove the asbestos scon.

We provose an asking price of $7,000.000 (231 ner rentable square

foot). This represents a canitalizatioa rate ~f 9.18% on 128
net operating aincoms. This ask price weflects tne age of +*he

proverty, the physical problems sssoclated with i:i, and +the
above-market lease which shounld sten-down to market in 1295. Our
hold veive iz $5.134.000.

The proposed ask price is 3630,000 above the scurrent apvraised

value. It should be noted that +the avpraisal uses verv
ageressive assumphions by using the current rental vate. which is
above market, as the market rental rate. In addition, the

aprraigal’s residual is basad cn the Whitwaker lesse and does not
take 1into account %re drop in rent that will mest likely oaocur
2fter the lease expires. The appraisal does not ircinde the cost
of roof replacement or parking lot exmarsion which Tha Property
Company savs will he Prudential s responsibility



SPe

A merketing plan as wsll as a complate 32t o
assumptions is attached. We iock forward to heari
s00on.

Sit?ere}(
sipa

‘ a
[

Patita CXinrnison

f notes and
ug from wvon

Enclosures

ez J. Hichazl ¥Welborn, Vice President, Acquisitions & Sales
£1ly K. ®el, Director, Acquisiiions & Sales
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PR +:b - TRCEWIBILT. BULRANE, CALITORMIA

nuzrkeving Plan

L4 e
Dosmitive AFeCoS

The nroperiy’'s surong zoints arve ihe folloninm:

1. Locetior - Tecbninile is stratonlcally locauzd right =t the
Alameda Avenue offramp of che Goldan Stous freewav (I-5), +he
major north-south interstate in California. This sive is in &

central  location in Los Angelss County and is convenient ifox
access to alli arees u»f Sovtherr Cairifornie.

2

s Reduvalopment  petentizl ~ Whe Uurbark arza is 2xperliencing
muich redevelopuwent activity. Thz zite zcross the street as
rezgntly  torn down &nd a puvlic svorage buliding wrz vlaced on
it. In December, 1287 the site directly east of the pProdesriy nas
bousht by a developar who wlans to tear sorn Lhe warehouse which
vags  built in 1820 and rebuild. Uver tle past one and & *alf

reacs, wWe have evvaerienced interast from many develcepers wWho
wotld live to cenvert che wu.lding into z mulii-tenant site. One
of th2 reasons this is vicuvle is becauss thre concrehe tilt-up

buildins covers & large rporcion of Lhe lov, wors then wouia b2
:1lowezd undei current zonirg reeulations.
3. aood zredit renant - Tane Waittzker CorposrAation, =2 ¥Werehne

500 company. i3 2 parcrt company of Tachnibilt and convinues to
pay vent 3 thouyh chey lave rot occupdad the preoverty for wwn
vears or move. Tuaey aave a2lso corducted ard vaid for most of vhe
toxic masts clean-un thus far.

Hegative asg-oie

There are savaral arers chat sould be o? concern to a »ircheser
of this properiy:

1. suonve gmvlat lasss - The lesse witih Tecbnibilo 1s TUTEE Y
et #06.4% p~lpm which is above the current werket for thet size
and gradsz ~f space of 3$0.30 to $0.32 psfpm. The ra2nt is cdue o

increase hy the UPI in 1390 for the period 1985 to 1990 whien
should turther licrzase the rent o $0. 1v psirn.  This could leszd
to a situation where Whittaker tries to renegotiate their lease,
Whitteker is currently 1o tbhe »rocess of rressabing & anblease
proposal 1o & sturage commany at #0.32 psfoin. In anv event, by
the time the lease =ipires in 1995, the rent will most likeiy be
stevping down o mzrket, vwathrer taen svenvling up

2. Toxic =wasve and asheastos - The rroperty Jas used as the s=its
for chroming shopping carts since it was puilt over 30 years ago.
Our toxic waste consultant found much contaminatsd soil under the
ciiwwoming »it and under the underzronnd tanks and clarifiers.
Whittager hes nleaned u» and closad the chromirg pit, clarifiers.
and underground tenks bnt Whitteker 2ti117 bas work to e  Jdone



nca» whe nld -o mpr‘"";? Doa Wa 3tlili Co mev Ener the ertaznt -F
che 3oll problen in that area. In additicn, tlers 3g asbastos in
wha gelilng tiles dld piping insuistion z2ud 2lhows v Shza  One
Wexl Alarsde ciflices and on thz paravet welis oa vhe roofs. Th=

2reperty Company 1is workinrg with Whituaker <o reiove ths
cebastos, but nd “nrk has been scerved vet,

and  Phprzizel JSheracterisiics - The One  Wees Alzazda

weds oailt in 1555 erd is shovive its =2ze (see bvlictures

: The olser holght de very low in the warsizase,  tha

officer will have to be counisizsly redons:. mozs ¢f +the ‘b“vuck
doons are  iaoperable and alosss to the Lwo gock high doorz i

very Adifficul. for largs lrucks to manuevar. Sigrnificart work

would nesd to be Hone to mzaka this buildirg ccmvatitive in  the

mavket. The 812 8. Flower Street building was buili i 1948 and
is also in bad shawve. It has a barrel roof, brick walls, and ths
wavehouss space 15 Ffurctiorelly obsolete. 1% has no track deor:
et =211, The offlce spzns, hewever, Yz rewer end 1s  in

significently tettzr shape than the cobher builiding's offics
space,

A, Parking - Theve are currzntly ouly 100 pariing spaces which
s wzll wader curront ~eds reaculrsments of 1 space  per  1.000
rentable scuvare feed, Most  wenents would recuirs  wvch  more
2avaling.

o. Zenlecsl - Widvtaker iz currently in e precass G
dellveLJng a proposal to sublease che envire site to & sgtorsse
company. Trnis would iremove the oossibility of a dewel o me
anproaching Yhittaksr and offering to heve tuss ouy thelr way out
of their leage in order to get Underw<v o tive radevelopmznt
5CGINEr. 1 foot, Whittarer had sporcachzd uz last raar offavring
riad 0000 o serminste thelrs leass U— valuef whe leas: =2t

$4.000,000, av whick price Whittoker. romever, ves uariilin~ to
ctrike a deal.

The esk srice analysis assuces that Weitoakes <111 conbinus o
make their above-markes lezse vdaywents {Lervaeriori tie  lite  of
thesin lesss which swnives i May, 1955, AL that point in time, a
& menth wroevyar nerieod 1s sssumec to occeur during which tine the
buildir.s would be upgreadzd. A sew Tenard woeuld cows i at $0. 32
pafem, +the highey end of the cnrecent markeil fog that wvintazs
properi”.  The ask nrice is 3$7,000.0060 or 351 per rentable squzre
T N ‘'his verresents A~ § 134 current return on 1988 net
operating income, reflecting the step-dowa usture of the lezse.
The regidawral <& rate ased in  chis  aAralyatg nptinistical ly
reflucts the curvent vate of return and iz 9.5%.

Yhe cvrrent rarains based on the ask wneics are:

1988 9.15%
1986 Y. 06
1890 10.72

[$hd



1091 ir.82
13€z L1 F3S
:983 11.61
1994 1C. 56
1985 0.3G3 .
1968 €. €=

1937 9.62

12 acaitn vacaney peraicd (s assumed during wvhick  time the
fieellsr  building would be torn donn and cosvertad to a0 ;.urking
ot and wis remalnirg Wotlding would be UsgEraced. £ nesw terant
woula coirs ia a H0 3¢ »3fum, the lowzr =2ud of the currveat market
for the huilding. Yhe hold value is %3,134,000. The residual
cap raive used in the hold vealue is uore conservetive and is
12.0%. Thnz smreud bstwesn the hold vzlue and ask orice is dus oo
the sery poor physical condition znd axe of tlLe bulidings.

The hold valne analysis assunss that 2t the 2na of +the lesse tera
a
s
:

e 3

Ve nroposz orzsenting the proparty to intvestors. developers, and

users in the macket. Ha plan +toe  rotain cxclusive brokers
ftemiliar with th: East San Feraando Yzllev industrial marvkes tn
2reisy us in Lk marketing effort. s have inltexviered brokeirs

from <the Dirms of Grubb & Ellis (vho are curzsntly doiug  the
sublezsinT on <whe Hroneviy for Whituva¥er) ard Coldwell Banler.
vie, wropesr hiring Grubb & Eilizs and 107 Mg 2 Guwdl e - o SLraci.aaee
cro 2.0% bowed on Shiz difTiendiy oF the sz2le &nd ©h: Pbich
nrobanility that <whey will hzve to coovevate wive Fn oNiside
vroker to  Iind th= spani=}) burer whoe #ill we willinz ¢  »ay
fruaentizl 2 high oprice for Hie proreriy
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FOR LEASE 136,876 SQUARE FEET

One West Alameda Street & 812 South Flower Street, Burbank, Ca. 91502

Excellent Golden State Freeway Access at Alameda
Concrete Tilt-Up, Sprinklered, Dock High
Ground Level Loading, Heavy Power

IMMEDIATELY AVAILABLE

BELOW MARKET RATE AND TERMS

LEASE RENTAL: $ 52,013 mo. Gross ¢Net_2 38  ¢possessi Immediate
Taxs 56,558 vr.85-86 tem_ Sublease until April 30, 1995
300 220 1

Bidg @_136,876 pim.__Irreq. Power_ 2000 A 480 v_._3 o

tand 2 4-71 Ac  pim._ Irregq. Rail None Heat_Space Cooling_EVap.Cooling

c‘gm_ CTU Roof_INV. Steel 1 Hipm_ 3 Recessed Docks Dock_ R€™ weit_—
Pa&r&fiozd. Haz., Min.cir. H, 15 6"=17" Grd. Lov.0m 2(12 x 12) 1(10 x 12) 1(8 x 6) cessed
Foil_No skits._No _ vr.B 56 *20,000 sq.ft. bldg. not sprinkleredroilet:M__2___w_2__
Pxg_ 100 Fenced_YES OFFICE DATA
Thomas Bi.Pg. No.24"E1l 7one BUM2  0#.@_ 10,800  No_ Merz.®__NON€ 1oifem_1 w1
Key__Open A/C_Cent Hear_Cent.

LISTED BY___Warren H. Waite, Jr. py,,,(213) 627-1214 , . SFV ... B-20411-860214
David A. Drummond

This informauion has been furmshed from sources which we deem reliabte, but for which we assume no liability, The information comained herein is given, tn
confidence, with the understanding that all negotiations pertaining to this property be handled through the submitting office. All measurements are approximets,

THIS IS AN EXCLUSIVE LISTING OF “THE INDUSTRIAL MULTIPLE” AND IS SUBJECT TO ALL ITS RULES AND AREGULATIONS. m!
€ American Industrial Real Estate Assoctation R

T Py -
ey M Seeley

900 Wilshire Blvd., Los Angeles, CA 90017
(213) 538-3182

COMPANY
COMMERCIAL/INDUSTRIAL
19401 So. Vermont Ave., Torrance, CA 90502 . AT EeTATE SIDUSTRIA

818g 887-3404 : .
21243 Ventura Bivd,, Wnodgand CA 91364 g&‘f&‘:ﬁmo Son Femando Valley, San Gabiel Valley,




Two Buildings
136,876 Square Feet

=1 | 4 Boiler
N Room
Classroom 3
Shed
Lunch
-y i Room
ECcnopy .
| Area -
6x8 i ¢ ,‘
- _.__‘T ,87L Y
l | 100 Car
¥ Parking ;
Warehouse ¥
TOTAL é.u __I-
16,876 ;
— SQ FT g Shipping
| Office
Restrooms o __|
T :
[ e
L=
C—— Recessed
—  Office Area
1 480%e SqFt. ¥ ’ 'IDrgckcF X
T e
] ; 1] '[
= X Not to scale
812 South Flower Street
* Concrete tilt-up construction e Sprinklered ¢ Dock high ar
16,876 s.f. building not doors
¢ Excellent freeway access ( .
sprinklered) * 10,800 s, offi

* Heavy power ¢ Immediate occupancy




One West Alameda Avenue & 812 South Flower Street
Burbank, California 91502

Contact Exclusive Agents.

Warren H. Wadte
(213) 627-1214
900 Wilshire Blvd., Los Angeles, CA 90017

COMPANY David A. Drummond
COMMERCIAL/INDUSTRIAL (213) 538-3182

REAL ESTATE SINCE 1908 19401 S. Vermont Ave., Torrance, CA 90502
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.Map not to scale
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Map not to scale

"This statement is based upon Information which we believe to ba c

Al dimensions are approximate.

B

orrect and Is oblained from sources we regard as refisable but we assume no liabllty for errors or omissions therein”.

W Séeley

COMPANY

SPEY) Teisteen Individual Memberships
. Sodiety of Industrial Realtors

Ovmer/Member

COLTIERS

International Property Consultants

Contact Exclusive Agents:
Warren H. Waite
(213) 627-1214

David A. Drummond
(213) 538-3182




Shed

120,000 Square Feet

L

10x12

' x 18

2
8
' ne West ﬁl&mecia Avenue

400"

yround level e Space heating
¢ 156" 1o 17' minimum ceiling

space Clearance

l " e~ S r——tr———_

—

Warren H. Waite
(213) 627-1214

David A. Drummond
(213) 538-3182




27

o Ty
A

St |

B

One Weot Alamda. — View fom Flower Shrest

i
LA
[P RTINS

“ “

N

Vs

. A5 AN

(<

P ey
B ST

:

TIEL
W A

5




PrtedlBie 1 4

g S F LA -

Fewe o T

»

Tt Hys S

A g

e
e

el HIEHe

A T
N ;.. Ty o gD e

TR ﬁf?y

2

e

trking lob Hacing 814 S. Flower



R

[TTOR—
[y

kel

>

el
(il ‘

H s
F A

et A
iTyee mepirgh.

T .
r !
. R i
: i
DA AP . . o
5 ‘% haptete ‘
e BAEIY s ’
SRR :
“E‘a’ggﬂ» R ) T °
Yooy Lt ’
it - s N
; et N Pevoo M '
b ' o T
[ L :
v o
o« N -
Lo K
£
b
. : PR IR
, AR L S gl
L, et .
Jl
.- I
B RN Iy
o w3y !

AR e
nien e L .
SRt

i, -

23 SV 3 SN ot

' pe Y

A At

2
E




T el *
s
e e

I

o e PR i

Bre West Hameda

e

Pad area

Covmgressor



' Ty AR
SN

:
i

o 4

W e 3, T
Rk
Tt wT
i ;
Pl ST

A g 4
,g?zz:; e 3

SE e e
@ Rt g, a e

VIV et e e

e

Warehovse  area. — Qng. West Mameda







Soll aore negt to
raa\road. spor — Ong

West  Alammedon

T%ﬁng undugr‘omd
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